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VAN  NESS  AVENUE  PLAN 

Conservation  and  Development 


I.  INTRODUCTION 

In  April  1981,  the  Mayor  introduced  "A  Six-Point 
Program  for  Expanding  Housing  in  San  Francisco." 
In  her  program,  the  Mayor  recommended  rezoning 
certain  areas  near  the  downtown  to  encourage 
housing  development.  One  of  those  areas  was  Van 
Ness  Avenue.  In  her  program,  the  Mayor 
envisioned  "the  future  development  of  the  Van 
Ness/South  Van  Ness  Corridor  as  a  major 
residential  boulevard  with  mixed-use  development 
stepped  back  to  preserve  light  and  air." 

The  Van  Ness  Avenue  Plan  incorporates  a  set  of 
land  use  and  urban  design  guidelines  which  would 
facilitate  the  development  of  an  attractive  and 
livable,  mixed  use  and  predominantly  residential 
environment  along  Van  Ness  Avenue. 

The  Plan  for  Van  Ness  Avenue  is  designed  to 
achieve  four  goals. 

MORE  HOUSING 

0  To  encourage  high  density  residential  develop- 
ment within  mixed  use  (residential-  commer- 
cial) projects  along  Van  Ness  Avenue.  High 
density  mixed  use  development  can  maximize 
the  number  of  living  units  to  be  accommodated 
on  each  site  while  providing  a  building 
podi  um  of  commerc  i  al  act i  vi  ty  wh  i  ch  wou  1  d 
serve  as  a  buffer  between  upper  level 
residential  spaces  and  the  more  active 
pedestrian  and  auto  movements  at  street  level. 


If,  from  McAllister  to  Bay  Street,  the  sites 
which  are  not  already  substantially  developed 
were  to  be  deve  1  oped  under  th  i  s  P 1  an  wi th  1  n 
the  next  10  to  15  years  and  the  average  unit 
size  was  similar  to  that  of  Opera  Plaza, 
about  5,800  new  housing  units  could  be 
provided,  along  with  about  1.8  million  square 
feet  of  new  commercial  space. 


INTRODUCE  A  SPECIAL  VISUAL  CHARACTER 

0  To  encourage  development  which  contributes 
positively  to  the  visual  and  urban  design 
quality  of  the  avenue.  Strong  articulation 
of  bui Iding  bases  with  setbacks  along  Van 
Ness  Avenue  at  the  four  to  six  story  level 
and  building  heights  which  follow  the  natural 
contours  of  the  avenue  would  improve  the 
visual  quality  and  identity  of  the  avenue. 

BETTER  PEDESTRIAN  ENVIRONMENT 

0  To  preserve  and  enhance  the  pedestrian 
environment.  Uniform  tree  plantings  along 
the  length  of  the  avenue,  along  with 
attractive  street  furniture  and  smal 1  scale 
pedestrian-oriented  retail  activity  at  ground 
floor  levels  would  enrich  the  pedestrian 
environment  whi le  providing  important  green 
spaces  and  neighborhood-serving  goods  and 
services. 
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SAVE  SIGNIFICANT  BUILDINGS 


II.    SUMMARY  OF  RECOMMENDATIONS 


To  preserve  architectural ly  significant 
buildings.  Preservation  of  architectural ly 
outstanding  buildings  and  the  design  of  newer 
buildings  to  complement  these  older  buildings 
of  merit  would  enhance  the  unique  architec- 
tural character  and  Identity  of  the  avenue. 


The  Plan  for  Van  Ness  Avenue  subdivides  the 
avenue  into  five  discrete  subareas  which  share 
common  resources  and  characteristics.  Some 
subareas  are  considered  appropriate  for  major 
new  development  whi le  others  are  more 
appropriate  for  conservation  with  carefully 
designed  infill  development. 

The  Plan  describes  general  "areawide"  pol icies 
which  are  designed  to  create  a  common  character 
and  identity  for  the  avenue  by  applying  urban 
design  and  residential  1  i vabi 1 ity  standards. 
The  Plan  also  describes  specific  development 
policies  for  each  of  the  five  "subareas". 
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With  proper  land  use  and  urban  design  guidelines 
and  controls,  as  well  as  some  public  investments 
in  landscaping  and  related  capital  improvements, 
the  Department  envisions  an  exciting  renaissance 
for  the  Van  Ness  corridor  and  the  transformation 
of  Van  Ness  into  an  attractive  residential 
boulevard.  The  Department  believes  that 
specially  designed  area  controls  could  both 
stimulate  new  investment  over  a  five  to  ten  year 
period  and  would  insure  the  continuity  and 
qual ity  of  compatible  uses  and  urban  design  in 
new  and  older  buildings. 

The  Van  Ness  Avenue  Plan  proposes  the 
establishment  of  a  Van  Ness  Avenue  Mixed  Use 
District  with  specific  controls  for  each  subarea. 
The  Plan's  proposed  regulations  are  summarized 
below: 

1.  A  Van  Ness  Avenue  Mixed  Use  District  would  be 
establ ished  which  incorporates  variable  land 
use  and  density  controls  for  different 
subareas  within  the  Van  Ness  corridor. 

■o 
a 
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2.  Housing  would  be  encouraged  from  Redwood 
Street  ( the  street  between  McAl 1 1 ster  and 
Golden  Gate)  to  Bay  Street  by  limiting  the 
amount  of  commercial  space  that  could  be 
built  to  one  third  of  the  amount  of 
residential  space  provided.  This  is  a  change 
from  the  present  commercial  (C-2)  district 
controls  which  allow  housing  but  also  allow 
only  commercial  uses  to  be  bui It.  The 
transformation  of  Van  Ness  into  a 
predominantly  residential  boulevard 

necessarily  requires  limitation  of  the  amount 
of  new  commercial  space  to  be  developed  along 
the  avenue,  particularly  non-local  serving 
commercial  activity.  A  substantial  increase 
in  commercial  space,  particularly  office 
space,  could  increase  traffic  and  noise 
volumes  during  peak  periods  beyond  an 
acceptable  level  for  the  residential 
environment. 

From  Redwood  Street  to  Broadway,  the  amount 
of  commercial  space  allowed  would  be  related 
to  the  amount  of  residential  space  provided. 
Under  the  regulations  proposed,  one  square 
foot  of  commercial  space  would  be  allowed  for 
every  three  square  feet  of  residential  space 
built  Residential  space  could  exceed  the 
3:1  ratio  as  long  as  ground  floor  retail 
activity  were  provided  along  the  Van  Ness 
frontage.  Residential  use  or  other, 
non-retail,  commercial  use  may  be  provided 
within  the  ground  floor  area  so  long  as 
pedestr i  an-ori  ented  retai 1  act  i  v  i  ty  were 
provided  along  the  Van  Ness  frontage. 

The  size  of  the  building  would  be  limited  by 
applicable  height  and  bulk  controls.  This 
would  repl ace  the  existing  floor  area  ratio 


(FAR)  density  control  on  new  commercial 
development  and  the  unit/ increment  of  lot 
area  control  on  residential  development. 
Eliminating  the  FAR  and  unit  density 
controls,  leaving  height  and  bulk  limits  as 
the  density  control,  would  produce  a  more 
attractive  urban  form  for  the  avenue  and  a 
more  livable  residential  environment,  whi  le 
maximizing  the  amount  of  housing  provided  and 
allowing  greater  flexibility  in  the  design  of 
individual  buildings.  (Under  the  proposed 
controls,  new  development  within  the  Redwood 
to  Broadway  subarea  would  be  able  to  achieve 
an  average  building  area  equivalent  to  a  7:1 
FAR.) 

3.  From  Redwood  Street  to  Broadway,  the 
residential  unit  densities  of  each  parcel 
would  be  based  on  building  volume  established 
by  height  and  bulk  controls  rather  than  a 
specification  of  the  number  of  dwelling  units 
allowed  per  increment  of  lot  area.  Minimum 
unit  size  would  be  estdbl  ished  by  the 
building  code .  A  des  i  gn  rev  1 ew  procedure 
would  be  estab  1  ished  to  determine  size  and 
mix  of  housing  units  within  individual 
projects. 

4.  Existing  height  1 imi ts  north  of  Redwood, 
which  follow  the  natural  contour  of  the  land, 
would  be  maintained.  Bu Ik  controls  for  the 
area  between  Redwood  and  a  point 
approximately  midway  between  Lombard  and 
Chestnut  Streets  would  be  revised  to  prevent 
bui Iding  forms  and  massing  which  obstruct 
significant  view  corridors,  block  sunlight  to 
public  open  spaces,  or  create  an  unattractive 
skyline  or  a  "canyon  effect"  at  street  level 
which  would  overwhelm  the  pedestrian. 
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5.  Height  limits  from  Market  to  Redwood  Streets 
would  be  lowered  to  maintain  the  visibility 
and  prominence  of  the  City  Hall  dome.  Tall 
buildings  at  the  Market  Street/Van  Ness  node 
would  serve  as  a  gateway  for  the  avenue  and 
make  efficient  use  of  land  well  served  by 
transit  systems. 

6.  A  generally  uniform  "street  wall"  or  building 
podium  height  for  Van  Ness  of  40  to  60  feet 
would  be  established.  Buildings  would  be 
required  to  be  built  to  the  front  property 
1  ine. 

Between  Redwood  and  Broadway,  additional 
structure  above  the  Van  Ness  streetwal 1 
podium  would  be  required  to  be  set  back  an 
average  of  th  i  rty  feet ,  Many  of  the 
prominent  bui Idings  on  this  portion  of  Van 
Ness  Avenue  are  in  the  40  to  60  foot  height 
range  and  the  streetwal  1  and  setback  would 
enhance  this  uniform  character  and  prevent 
the  street  from  being  overwhelmed  by  tall 
buildings. 

7.  Conservation  of  existing  housing  north  of 
Broadway  would  be  encouraged  through  a  zoning 
change.  The  existing  commercial  (C-2)  zoning 
would  be  reclassified  to  a  residential  - 
commercial,  combined  (RC)  district  which 
would  allow  ground  floor  commercial  activity 
while  protecting  existing  upper  level  housing 
from  being  converted  to  non-residential  use. 


8.  The  provi slon  of  affordable  housing  within 
individual  projects  would  be  encouraged  by 
the  proposed  vari able  density  controls  which 
facilitate  smaller  unit  sizes.  When  resident 
auto  ownership  is  expected  to  be  less  than 
one  auto  per  household,  lesser  parking 
requirements  for  smaller  and  lower  priced 
living  units  could  be  allowed.  A  design 
review  procedure  would  be  established  to 
determine  size  and  mix  of  housing  units 
within  individual  projects. 

9.  Preservation  of  architecturally  significant 
buildings,  of  which  there  are  many,  would 
be  carefully  monitored.  If  necessary  to 
make  adaptive  reuse  of  these  bui Idings 
possible,  residential  use  and  parking 
requirements  may  be  modified. 

10.  To  give  continuity  to  the  street,  a  uniform 
landscape/greenspace  plan,  incorporating 
tree  plantings,  decorative  sidewalk 
treatments  and  Improved  street  furniture, 
would  be  carried  out  along  the  entire 
length  of  the  avenue.  Decorative  paving 
and  additional  landscaping  in  the  median 
strip  would  be  installed. 
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VAN  NESS    AT  ELLIS    ST.  c.1890'S 

III.  VAN  NESS  AVENUE:    PAST  AND  PRESENT 
History  of  Van  Ness  Avenue 

Van  Ness  Avenue  began,  like  most  of  San 
Francisco's  streets,  as  a  surveyed  boulevard 
prominent  on  city  maps  but  undeveloped  in  the 
early  years.  By  the  early  1870's  it  was  fully 
graded,  and  east- west  streets  that  had  once 
terminated  at  Van  Ness  from  the  Bay  now  extended 
beyond  into  the  Western  Addition.  The  street 
became  an  elegant  avenue  in  the  mid-1870's  when 
a  row  of  eucalyptus  trees  were  planted  on  each 
side.  Attracted  by  the  ambiance  provided  by  the 
trees  and  the  street's  width,  the  city's 
wealthier  residents  began  to  construct  their 
mansions  along  Van  Ness  Avenue. 


The  location  of  Van  Ness  for  the  mansions  was  a 
logical  choice.  Rincon  Hill  had  become 
industrialized  by  John  Middleton's  Second  Street 
cut,  and  Nob  Hi  1 1  had  only  a  very  few  large 
mansions  in  the  few  blocks  around  California  and 
Mason  Streets.  Pacific  Heights,  not  yet 
serviced  by  the  new  cable  cars,  was  still 
considered  too  distant  from  the  city  for 
concentrated  development.  Van  Ness  was  close, 
pleasantly  wide,  and  convenient ly  under- 
developed. It  became  popular  even  for  those  who 
could  not  afford  to  1  ive  there;  people  wou Id 
dress  up  in  their  finest  on  Sundays  and  drive 
down  the  shaded  avenue  in  their  carriages  to 
"see  and  be  seen"  by  others  doing  the  same. 
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VAN  NESS    NORTH    FROM    HAYES  ST,    Oct  18, 1906 


Franklin  Street,  a  block  to  the  west,  had  houses 
almost  as  large  as  those  on  Van  Ness  and  this 
area  eventually  merged  into  Pacific  Heights. 
Then,  as  now.  Polk  Street  to  the  east  was  the 
neighborhood 's  shopping  district.  It  likewise 
served  those  who  lived  on  Nob  and  Russian  Hills. 

In  1906,  soldiers  attempting  to  contain  the  fire 
that  had  ravaged  the  city  after  the  earthquake 
attempted  a  number  of  fire  breaks  further  east 
of  Van  Ness  Avenue;  al  1  were  crossed  by  the 
fire.  They  tried  again  at  Van 
every  building  on  its  east  side 
Street,  and  were  finally 
containing  most  of  the  fire 
Western  Addition,  although  the 
Sutter  and  Washington  Streets  was 


Ness,  dynamiting 
south  of  Fi Ibert 
successful  in 
and  saving  the 
area  between 
not  contained 
until  Franklin  Street,  and  the  area  south  of 
Golden  Gate  Avenue  was  not  contained  until 
Octavia  Street.  Afterwards,  two  business 
districts  formed  to  replace  the  burned  out 
downtown    --    Fi 1 Imore    Street    and     Van  Ness 


VAN  NESS,  EDDY  TO  ELLIS  ST.  1906 


Avenue.  Surviving  mansions  on  the  west  side  of 
Van  Ness  were  converted  into  stores,  and 
temporary  commercial  buildings  were  quickly 
constructed  on  the  east  side  of  the  street.  The 
city's  major  department  stores  --  City  of  Paris, 
the  White  House,  and  the  Emporium  all  located 
here,  as  did  banks  such  as  the  Bank  of 
California  and  the  Anglo  California  Bank. 

Within  a  few  years  the  downtown  was  rebuilt,  and 
Van  Ness  was  deserted.  In  The  City  That  Is 
(1909),  Rufus  Steel  wrote  "the  rejuvenation  of 
the  downtown  district  left  Van  Ness  Avenue 
practically  forsaken,  and  it  is  improbable  that 
that  thoroughfare  will  have  any  future  business 
importance."  As  we  know  now,  Mr.  Steel  was 
wrong  in  his  predict i on.  From  1 904  to  1 908  a 
number  of  smal 1  auto  showrooms  and  garages  had 
developed  along  Golden  Gate  Avenue  between  Hyde 
and  Van  Ness,  with  others  on  Van  Ness  itself. 
After  1909  the  auto  showrooms  quickly  filled  the 
void  of  departing  businesses  along  Van  Ness. 


VAN  NESS  ,  GEARY  TO   BUSH   ST.  1907 


VAN  NESS.  BUSH   TO  SACRAMENTO   ST  1907 


Because  of  this  use,  and  much  later,  the 
designation  of  Van  Ness  as  U.S.  Highway  101,  the 
avenue  became  a  major  vehicular  thoroughfare 
with  businesses  oriented  towards  citywide  and 
regional  markets  rather  than  those  living  in 
surrounding  neighborhoods.  Presently,  only  a 
few  blocks  in  the  Civic  Center  area  (much 
further  south  than  where  the  mansions  stood)  and 
a  few  auto  showrooms,  churches,  flats  and 
apartment  buildings  along  the  avenue  give  a  hint 
of  its  earlier  elegance. 

The  automobile  showroom  activities  are  declining 
as  a  principal  use  and  major  economic  activity 
on  the  Avenue  and  are  beginning  to  experience 
strong  pressure  for  conversion  to  mixed  use 
residential-retail  and  office  activities. 


Many  of  the  auto  sales  businesses  are  proposing 
to  relocate  to  a  new,  more  concentrated  and 
accessible  showroom  area  within  the  city.  With 
the  relocation  of  the  auto  showroom  businesses 
and  the  anci  1  lary  auto  service  and  parts 
businesses,  a  number  of  properties  will  be 
available  for  new  development  or  adaptive  reuse. 
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Van  Ness  Avenue  Today 

Van  Ness  Avenue  extends  63  blocks  --  some  12,000 
feet  from  Market  Street  north  to  the  Bay. 
The  PI  an  covers  all  parcels  fronting  on  the 
avenue,  as  well  as  some  abutting  properties  (See 
Figures  4  through  8) . 

Van  Ness  Avenue  has  a  mixed  residential  and 
commercial  character.  Although  residential  and 
commercial  uses  exist  throughout  the  length  of 
the  street,  the  largest  concentration  of  housing 
is  found  in  the  northern  portion  of  the  street 
and  the  highest  concentration  of  commercial  uses 
is  found  in  the  southern  portion. 

To  better  guide  new  development  within  the  area, 
five  discrete  subareas  have  been  identified  and 
are  described  below. 
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FIGURE 


Hayes/ Ivy  Streets) 

Subarea  1  is  a  rather  small  area  encompassing 
five  and  one-half  blocks  from  Market  Street 
north  to  Hayes  and  Ivy  Streets  and  from  Franklin 
to  Polk  Street  (See  Figure  4).  These  5-1/2 
blocks  serve  as  an  edge  separating  the  high 
density  downtown  C-3  district  from  the  low-rise 
residential /commercial  neighborhoods  to  the 
south  and  west  and  serve  as  a  gateway  to  Van 
Ness  Avenue. 

This  subarea  is  designated  a  C-3-G  (Downtown 
General  Commercial)  use  district  with  a  10  to  1 
(10:1)  Floor  Area  Ratio  (FAR)  with  the  eastern 
portion  designated  a  320-1  and  130-G  Height  and 
Bulk  district  and  the  western  portion  designated 
a  320-1  and  160-H  Height  and  Bulk  district. 


and  three 

midrise  otnce  Duiiaings,  a  numoer  of  smaller 
retai 1  and  office  bui 1  dings  and  a  substantial 
amount  of  parking.  The  subarea  features  two 
highly  rated,  architecturally  significant 
buildings,  the  Masonic  Temple  at  25  Van  Ness  and 
the  High  School  of  Comnerce  at  135  Van  Ness,  and 
two  apartment  bui 1  dings  containing  64  units. 
The  area  is  presently  underused  with  respect  to 
the  allowable  height  and  intensity  of  use,  with 
an  overall  density  of  5:1  FAR. 

Subarea  1  lies  within  an  area  which  is  being 
designated  a  Special  Development  District  in  the 
Department  of  City  Planning's  proposed  Downtown 
Plan.  This  area  would  be  eligible  for  receipt 
of  development  rights  transferred  from 
architecturally/significant  buildings  in  the  C-3 
use  districts.     The   Downtown   Plan   proposes  to 
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lower  the  height  limit  and  change  the  bulk  limit 
from  320-1,  160-H  and  130-G  on  the  eastern 
portion  of  Subarea  1  to  320-S,  200-S,  120-F.and 
96-X  controls  and  proposes  to  change  the  height 
and  bulk  limits  on  the  western  portions  from 
320-1  and  160-H  to  120-F  and  80-E  (See  Figure  4). 


EXISTING 

HEIGHT  &  BULK  DISTRICTS 


SUBAREA  1 


  SUBAREA  BOUNDARY 

*    HEIGHT  &  BULK  DISTRICTS 

^  SIGNIFICANT  BUILDINGS 

AB  /  Lot     Address  Building 

834/ i  25  VAN  NESS     MASONIC  TEMPl£ 

815/1  135  VAN  NESS     HIGH  SCHOOL  OF 

COMMERCE  BLDG. 


Figure  4 


Subarea  2:    Civic  Center  (Hayes  to  Redwood 
Streets) 


Subarea  2  encompasses  portions  of  six  blocks 
from  Hayes  to  Redwood  Streets  (the  street 
between  McAllister  Street  and  Golden  Gate 
Avenue)  and  from  Franklin  to  Polk  Streets. 


Government  business  ana  publ ic  cultural  activi- 
ties are  the  predominant  land  uses  within  the 
subarea.  The  area  encompasses  City  Hall,  the 
Opera  House,  and  the  Veterans'  Bui Iding  (which 
houses  the  Museum  of  Modern 

Art) ,  all  of  which  are  official  landmarks,  and 
the  new  Symphony  Hall.  A  new  State  of 
Cal if orni a  office  bui 1 di ng  is  proposed  to  be 
constructed  on  the  Van  Ness/McAl lister/Franklin/ 
Golden  Gate  block. 

Subarea  2  lies  within  the  Civic  Center  Historic 
District  which  is  listed  in  the  National 
Register  of  Historic  Places.  The  area  also 
includes  an  architecturally  significant  apart- 
ment building  containing  40  units  on  the 
north-east  corner  of  Van  Ness  and  McAllister. 

A  portion  of  Subarea  2  is  included  in  the  Plan 
for  Civic  Center  which  was  adopted  as  an  element 
of  the  City's  Master  Plan  in  1974.  The  Plan  for 
Civic  Center  calls  for  maintaining  and  enhancing 
the  Civic  Center  as  a  ceremonial  focus  of 
community  government  and  culture. 

Part  of  the  subarea  is  zoned  C-3-G  with  a  10:1 
FAR  and  a  130-6  and  70-X  Height  and  Bulk 
designation,  part  is  zoned  C-2  (Community 
Business)  with  a  4.8:1  FAR,  and  part  is  zoned  P 
(Public  Use).  Allowable  height  varies  from  96 
to  80  to  70  feet  (see  Figure  5).  ^Existing 
buildings   range   in  height  from  10  feet  to  80 


feet  with  most  buildings  in  the  4-story  category. 
The  Subarea  reflects  an  overall  2.2:1  FAR. 
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SIGNIFICANT  BUILDINGS 
AB/Lot     Address  Building 
786  A  301,401  VCICFiAW'S  BUX?, 


W4hCSSAVE     OPERA  HOUSE 


787 

766/6 


m 

VAN  NES5  MiE 
512 

NAN  NESS  AVE 


CITY  HALL 
APAWrMENTS 


Assessor's  Block /Lot  No. 

AB  8H/I.I6,19,«,20,2I  786B/1 
Wyt  767/4,6,6,7 
786A/ 1  7B6/U4,5,6 


Figure  B 
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Subarea  3:    High  Density  Mixed-Use  Development 
(Redwood  Street  to  Broadway) 

Subarea  3  encompasses  portions  of  33  blocks 
extending  north  from  Redwood  Street  to  Broadway, 
and  east-west  from  about  the  midblock  point  on 
both  sides  of  Van  Ness  towards  Franklin  and  Polk 
Streets  (See  Figure  6  for  boundary  and  list  of 
properties).  Many  of  these  blocks  are  bisected 
by  minor  streets. 

Van  Ness  Avenue  becomes  U.S.  Highway  101  from 
Golden  Gate  Avenue  to  Lombard  Street.  As  a 
major  thoroughfare,  this  portion  of  Van  Ness  has 
become  a  commercial  district  featuring  an  auto 
row,  hotels,  motels,  restaurants,  and  a  variety 
of  other  businesses  serving  city  residents  and 
visitors. 

This  subarea  is  presently  designated  a  C-2 
(Community  Business)  use  district  with  a  4.8:1 
FAR,  with  much  of  the  area  designated  an 
Automobi le  Special  Use  District  which  al lows  a 
10:1  FAR.  The  Automobile  Special  Use  District 
ends  between  Sacramento  and  Clay  Streets  and  the 
remaining  Van  Ness  properties  are  zoned  C-2  with 
a  4.8:1  FAR.  Presently,  a  number  of  the  auto 
showrooms  are  proposed  to  be  relocated  to 
another  centralized  area  of  the  city. 

Most  of  the  subarea  is  designated  a  130-E  Height 
and  Bulk  District,  The  subarea's  designated 
height  limit  declines  from  130  feet  to  80  feet 
along  Van  Ness  as  it  approaches  the  Bay  and 
declines  from  130  feet  to  65  feet  on  the  eastern 
side  approaching  Polk  Street. 


Existing  zoning  would  allow  a  residential 
density  of  1:200  (one  dwelling  unit  for  each  200 
gross  square  feet  of  lot  area)  in  addition  to 
the  10:1  FAR  for  properties  lying  within  the 
Automotive  Speci  al  Use  Di  strict.  Few  parcel s 
have  been  developed  to  their  maximum  limit,  most 
of  the  buildings  being  two,  three  or  four 
stories  in  height.  The  west  side  of  Van  Ness 
Avenue  from  McAl 1 i  ster  to  Bush  Streets  1 i  es 
wi thi n  the  San  Franci sco  Redevel opment  Agency ' s 
Western  Addition  A-2  Redevelopment  Area.  The 
Redevelopment  Plan  al lows  for  high  density, 
general  commercial  activity  for  this  area  with 
high  density  residenti  al  development  also  a 
permitted  use. 

There  are  27  hi  gh ly  rated,  archi  tectural ly 
significant  buildings  within  the  subarea  (see 
Figures  6  and  11  for  a  listing  of  these 
buildings) .  In  addition,  there  are  about  980 
1  iving  units  in  18  bui 1  dings  (including  Opera 
Plaza)  within  the  subarea. 

At  California  Street,  is  a  four  block  area 
occupying  the  highest  elevation  of  the  Van  Ness 
Avenue  corri  dor.  Thi  s  area  features  two 
important  and  unique  resources--the  cable  car 
terminus  and  the  California  Street  view  corridor 
which,  looking  eastward  from  Gough  Street, 
offers  a  striking  view  of  the  East  Bay  foot 
hills  and  skyline  and  portions  of  the  Bay  Bridge 
framed  by  the  upper  and  lower  slopes  of  Nob  Hill. 
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Assessor's  Block /Lot  No. 

AB  767/1.2.3 
766/7,8.9.10 
763/8.9.10,11,12.13,14 
762/ali 
743/1,2.3. 
742/3,4.6,7.8,9,10 
739/5.6,7.8.9,10,11 
738/3,4.5,17 
719/1.2 

718/11.12.13,17.21 
715/5.9 
714/1.2,3,16 
695/5.6 

694/5, 6. 7. 8, 9, 9A, 10. 11, 

12,13,14,15.16.17 

691/3,5.8 

690/1, lA, 13 

671/1.2.7 

670/9.10,11,12,13,14.15 
16.17,18 


SIGNIFICANT  BUILDINGS 


646/5,8,9,12 

643/13,15.16.17.18 

642/1,3.4.5 

623/1. lA. IB. 2 

622/12.13.18 

619/9.10.11.12 

618/1. lA. IB. 2 

599/1.8,10,16 

598/9.9A,98.10.10A.10B 

595/5.6.8 

594/1.2 

575/3,15 

574/14/15/16/17/18 

667/5.7.8.9,1(7.11 

666/1. 3. 4. 5. 6. 6A, 7. 9. 10, 

25.26,27.28,29 

647/1,2.3.4.7.8,9,10.13, 
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AB/Lot 

74;?/6 

743/1 

743/2 

736/S 

719/2 

719/1 

715/5 

715/9 

694/ 1 1 

671/2 

670/13 

667/10 

666/4 

666/5 

666/29 

642/1 

623/1 

623/ lA 

623/IB 

595/5 

575/15 

574/16 


Address 

700  Van  Ni-%'. 
799  Vjri  Hf%v 
72b  Van  Ht".\ 
801  Vrtn  Hvw 
901  Van  Hti\: 

999  Van  Np-.\ 

1000  Van  Hvw 
1050  Van  Hew 
1 14?  Van  Neit 
1301  Van  Niii 
1300  Van  N«ts 

1400  Van  H9is 
1415  Van  Hei\ 

1401  Van  Hew 
1623/1631  Ptnt 
1699  Van  Htw 
1745  Van  Hr\% 
1735  Van  Hew 
1725  Van  Htw 
2000  Van  Haw 
2117  Van  Nttt 
2134  Van  Nts» 


Building 

I nrincr  Auto  Showroom 
Fonnur  Auto  Showroom 
A()U. 
Apt%. 

hinniT  Auto  Stiowrooffl 

Cadi  I  lac  MiowroHm 

Uon  U*''  Hutlilltui 

Former  HW  lir  I  Iimi  lliilf  I 

Concortlla  (.lull 

Former  Goodyirar  Saletroom 

Regirncy  Ilinator 

Auto  Showroom 

Auto  Showroom 

Apts. 

Salairoom 

Auto  Showroom 

Aptt. 

Aptt. 

Aptt. 

Hfdicil  orflct  Building 

Church 

Houtt 


Figure  8 
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Subarea  4:  Housing  Conservation  ( Broadway  to 
Bay  Street)"   ^  


Subarea  4  extends  nine  blocks  from  Broadway  to 
Bay  Street  and  encompasses  portions  of  18  city 
blocks.  Zoned  C-2  with  a  4.8:1  FAR  and  height 
limits  diminishing  from  80  to  40  feet,  the 
primary  use  is  medium-density  apartment  housing, 
although  a  number  of  older  houses  have  been 
converted  whol ly  or  partially  to  commercial 
use.  About  970  living  units  in  68  buildings  lie 
within  the  subarea  (See  Figure  7). 

Most  of  the  commercial ly-zoned  properties  along 
Van  Ness  Avenue  contain  one  and  two-story 
buildings  where  six  or  eight-story  buildings  are 
allowed  under  existing  height  limitations. 
Existing  subarea  development  reflects  a  2.7:1 
FAR.  Residential ly-zoned  lands  are  more  closely 
developed  to  their  maximum  allowable  height  and 
the  existing  overall  subarea  residential  density 
reflects  a  medium  density  (1:340  or  RM-3 
equivalent)  level  of  development  which  is  a 
higher  density  than  would  be  allowed  under  the 
subarea 's  present  zoning  designations  which 
range  from  low  (RH-3)  to  medium  (RM-3)  density. 


There  are  eight  highly  rated  architecturally 
significant  buildings  within  the  subarea  (See 
Figures  7  and  11). 
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Subarea  5:    Visual  Node  and  Open  Space  (Bay 
Street  to  the  Bay  Shoreline) 


Subarea  5  extends  from  Bay  Street  to  the  San 
Franci SCO  Bay  shorel i ne  ( See  Fi gure  8) .  One 
block  of  the  subarea  is  devoted  entirely  to 
public  use  (Galileo  High  School  gymnasium  and 
play  field);  the  other  block  Includes  two 
18-story  residential  apartment  towers  (the 
Fontana)  zoned  RM-4  (residential  mixed,  high 
density)  and  an  office  bui Iding  (the  Eastman 
Kodak  Building),  zoned  C-2;  on  the  west  is  Fort 
Mason.  Portions  of  the  area  are  under  the 
jurisdiction  of  the  Golden  Gate  National 
Recreation  Area. 

The  most  stri  king  resource  i  s  the  publ ic 
right-of-way  which  extends  from  the  Van  Ness 
Avenue/Bay  Street  intersection  north  to  the  Bay 
shoreline  and  the  Municipal  Pier.  It  offers  a 
spectacular  view  of  the  Bay  and  its  islands  and 
the  hills  beyond.  The  visitor  to  this  area  is 
afforded  a  panoramic  view,  moving  from  an 
exciting  cityscape  to  the  more  soft  and  majestic 
forms  of  the  Bay  waters  and  the  lush  Marin 
headlands.  However,  much  of  the  wide  concrete 
and  asphalt  right-of-way  i s  devoted  to  parking 
(200  +  spaces)  which  depreciates  the  area's  open 
spaces  and  scenic  vistas. 
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IV.  OBJECTIVES  AND  POLICIES  FOR  NEW  DEVELOPMENT 


LAND  USE 


In  order  to  provide  continuity  of  development 
and  create  a  special  identity  for  the  avenue, 
the  following  objectives  and  pol icies  would 
apply  to  all  developments  within  the  Van  Ness 
corridor.  Specific  subarea  objectives  and 
policies  are  presented  after  the  areawide 
policies. 

New  devel opments  and  conversi  ons  of  exi  sti  ng 
uses  within  the  Van  Ness  Avenue  area  would  be 
subject  to  the  general  areawide  guide! ines  as 
wel  1  as  to  any  pol  icies  and  controls  developed 
for  the  specific  subarea  within  which  the 
project  lies.  Where  controls  vary  or  conflict, 
the  controls  for  the  specific  subarea  would 
govern. 


Areawide  Objectives  and  Policies 

OBJECTIVE  1:    To  Create  a  High  Density  Mixed-Use, 
Heavily  Residential  Boulevard, 

Policy  1:  Provide  a  mix  of  retail,  service  and 
office  commercial  uses  at  ground  floor  and  lower 
leve  Is  wi th  residenti d1  space  dominating  the 
upper  levels. 

Single  use  buildings  (all  commercial  or  all 
residential)  are  appropriate  at  the  northern  and 
southern  ends  of  the  avenue  (Subareas  4  and  5  - 
Broadway  to  North  Point  -  and  Subareas  1  and  2  - 
Market  to  Redwood),  and  in  other  areas  only 
where  such  use  would  make  feasible  the 
preservation  of  architectural ly  significant 
buildings  (See  Figure  11). 


Land  Uses 

BY  SUBAREA 


FIGURE  9 


Subarea  3  {Redwood  to  Broadway)  should  feature 
high  density  residential  development  with  some 
commercial  space  allowed  within  the  podium  level 
and  with  retail  or  personal  service  activities 
required  along  the  Van  Ness  Avenue  frontage  at 
the  ground  floor.  Within  this  subarea,  a 
minimum  ratio  of  three  square  feet  of 
residential  space  should  be  developed  for  every 
square  foot  of  commercial  space  provided, 
including  the  required  ground  floor  retail  space. 

Policy  2:    Maximize  the  Number  of  Housing  Units. 

An  overall  mix  of  unit  sizes  on  Van  Ness  Avenue 
Is  desirable.  However,  because  of  the  location 
the  emphasis  should  be  on  a  larger  number  of 
small  and  medium  sized  units  (studio,  1  and  2 
bedroom)  rather  than  a  smal 1  number  of  1  arge 
size  units.  Construction  of  rental  housing  is 
encouraged. 

Policy  3:  Limit  the  Provision  of  On-site 
Parking. 

Minimizing  on-site  parking  required  for  residen- 
tial developments  could  help  reduce  unit  costs 
maximize  the  number  of  residential  units,  as 
well  as  encourage  transit  use.  If  it  can  be 
established  that  auto  ownership  among  the 
existing  residents  of  Van  Ness  Avenue  is  less 
than  one  vehicle  per  household,  or  the  ownership 
of  prospective  residents  is  likely  to  be  less 
then  the  one-for-one  parking  ratio  should  be 
lowered.  Lesser  parking  requirements  would  be 
particularly  appropriate  for  smaller  sized  units 
(studios  and  1  bedroom).  Any  reduction  in 
parking  would  be  expected  to  be  translated  into 
ower  priced  housing  units  because  of  the  lower 
land  and  construction  cost  allowable  to  such 
units.     A   cooperative    or   congregate  off-site 


parking  facility  shared  with  residents  of  other 
nearby  projects  and  located  within  a  reasonable 
walking  distance  would  be  desirable. 

Policy  4:    Encourage  large  lot  development. 

There  are  over  230  parcels  along  the  63  block 
faces  fronting  on  Van  Ness  Avenue.  Most  of 
these  parcels  are  small  and  are  in  separate 
ownerships.  Assembly  of  small  parcels  to 
facilitate  large  lot  development,  particularly 
in  Subarea  3,  can  better  incorporate  circulation 
and  urban  design  features  which  would  contribute 
to  the  transformation  of  the  street  into  a 
residential  boulevard. 

^oMcy  5:  Employ  various  techniques  to  provide 
more  affordable  housing.  

The  Plan  allows  broad  design  flexibility  as  to 
unit  size,  allowing  the  creation  of  small, 
compact  units  as  a  means  of  lowering  unit  cost* 
A  number  of  design  measures  such  as  smaller 
units,  "street-facing"  or  "no  view"  units  and 
units  with  quality  building  materials  yet  lower 
cost  appliances  and  carpeting  can  reduce  unit 
costs  and  prices  and  can  be  combined  with 
available  housing  assistance  programs  to  lower 
housing  costs. 

The  cost  savings  associated  with  the  relaxation 
Of  parking  requirements  should  be  translated 
into  more  affordable  residential  units 


Subarea  Land  Use  Objectives  and  Policies 

Subarea  1:    High-Rise  Office  Node  (Market  to 
Hayes/ Ivy  Streets)" 

OBJECTIVE:    To  Create  a  Node  of  Intensive, 
Predominantly  Office  Activity. 

Policies: 

Po 1 i cy  1 :  Encourage  intensive  office  use  above 
ground  floor  retai 1  activity  or  mixed  retai 1/ 
office/residential  activity  in  new  development 
and  major  renovation  of  existing  buildings. 
Provide  retail  and  personal  service  activities 
along  the  Van  Ness  frontage  with  other,  less" 
intensive  uses  provided  in  tne  interior  space. 

Policy  2:  Create  in  a  portion  of  the  subarea  a 
Special  Development  District  to  accommodate  high 
density  developmeTTT] 

The  purpose  of  the  Special  Development  District 
would  be  to  enable  the  proposed  C-3-G  base  8:1 
FAR  to  be  increased  to  a  C-3-0  base  FAR  and 
beyond  (to  the  limits  set  by  height  and  bulk 
rules)  through  the  transfer  of  development 
rights  (TDR)  from  elsewhere  in  the  city's  C-3 
districts.  This  will  provide  the  means  to  take 
advantage  of  the  allowable  height  at  the  Market 
-  Van  Ness  intersection  and  create  a  formal 
gateway  to  the  Avenue. 

Subarea  2:  Civic  Center  (Hayes  to  Redwood 
Streets)  " 

OBJECTIVE:    To  Maintain  and  Reinforce  the  Civic 
Center  as  a  Ceremonial   Focus  of  Community 
Government  and  Culture. 


Pol icies: 

Po 1 1 cy  1 :  Maintain  existing  use  controls. 

Policy  2:  Pre  serve  existing  s  i  gn  i  f  i  c  an t  bu  i 1 d- 
ings  and  infill  with  new  development  which 
complements  and  enhances  the  various  business, 
cultural  and  social  functions  of  the  Civic 
Center  area. 

The  construction  of  the  proposed  new  state 
office  building  on  the  northwest  corner  of 
McAllister  and  Van  Ness  will  complete  an 
important  corner  of  the  Civic  Center.  W1 thin 
the  northern  and  southern  portions  of  the 
subarea  lie  several  parcels  which  can  accomodate 
new  development.  These  sites  are  designated  for 
administrative,  entertainment  or 

park ing-ori ented  governmental  functions  In  the 
Civic  Center  Plan  portion  of  the  City's  Master 
PI  an.  However,  the  apartment  building  at  the 
northeast  corner  of  McAl 1 ister  and  Van  Ness 
should  remain  in  residential  use. 

Subarea  3:    High  Density  Mixed  Use 

Development  (RedwooJTtreet  to 
Broadway) 

Subarea  3  is  one  of  the  few  areas  in  the  city 
where  new  housing  can  be  accommodated  with 
minimal  impacts  on  existing  residential  neigh- 
borhoods and  public  services. 

Because  of  this  subarea's  tremendous  potential 
and  its  present  underuse,  a  set  of  guidelines 
and  controls  are  proposed  which  are  intended  to 
maximize  the  area's  development  potential  while 
preserving  and  enhancing  the  city's  unique  and 
special  visual,  cultural  and  recreational 
resources. 
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Some  of  the  features  that  make  Subarea  3  attrac- 
tive for  high  density  mixed  use  development 
include: 

0  This  16  block  strip  along  Van  Ness  Avenue 
maintains  a  "central  place"  location  and 
identity.  The  area  is  close  to  the  city's 
major  employment  center,  is  well-served  by 
transit,  has  wel  1  developed  infrastructure 
(roadway,  water,  sewer  and  other  public 
services),  wide  roadway  (93+  feet)  and  side- 
walks (16+  feet) ,  has  continuous  commercial 
frontage  and  numerous  attractive,  architec- 
turally outstanding  buildings. 

0  There  are  a  number  of  large  parcels  which  are 
substantially  underdeveloped  with  respect  to 
current  height  and  floor  area  controls. 

0  The  present  130-foot  height  1  imitation  would 
allow  sufficient  floor  area  on  specific 
parcels,  particularly  large  parcels,  to  make 
development  of  underused  parcels  economical ly 
feasible. 

0  The  minor  streets  which  bisect  most  of  the 
blocks  within  this  subarea  faci 1 itate  access 
to  and  from  new  developments  with  minimal 
affects  on  levels  of  service  of  major 
east-west  thoroughfares  or  on  Van  Ness  Avenue. 

Development  of  high  density,  mixed-use  projects 
within  Subarea  3  would  provide  the  key 
"anchor"--  the  critical  mass,  scale,  and  urban 
design  treatment  which  would  faci 1 itate  the 
transformation  of  Van  Ness  Avenue  into  a 
residential  boulevard. 


OBJECTIVE  1:    To  Create  a  High  Density,  Mixed- 
Use,  Predominantly  Residential  Neighborhood. 

Policy  1:  Modify  existing  use  controls  from 
Commun  i  ty  Bu s  i  ness  and  Automob  1 1  e  Spec  1  a  I  Use" 
District  classifications  to  a  Mixed  Use  District 
designation  designed  to  encourage  a  combination 
of  high  density  residential  development  above  a 
podium  of  commercial  uses,  and  to  protecT 
existing  dwelling  units  occupying  upper  floors. 

Policy  2:  To  induce  construction  of  housing, 
limit  the  amount  of  commercial  space  allowed  to 
a  portion  of  the  amount  of  residential  space 
provided.  Require  a  minimum  of  three  square 
feet  of  residential  space  to  be  built  for  every 
square  foot  of  commercial  space  developed. 

Consistent  with  the  general  requirement  that 
ground  floor  retail  activity  be  provided  along 
the  Van  Ness  frontage,  residential  space  could 
exceed  the  3:1  ratio.  This  3:1  ratio  of 
residential  to  commercial  development,  in 
combination  with  height  and  bulk  controls,  would 
replace  the  existing  Floor  Area  Ratio  (FAR) 
density  control  on  new  commercial  development. 

Policy  3:  Allow  residential  densities  to  be 
established  by  building  volume  rather  than  th¥ 
lot  size."  "  

The  number  of  units  provided  within  individual 
projects  would  depend  on  the  height  and  bulk  of 
the  building,  the  amount  of  commercial  space 
provided  under  the  3:1  minimum 
housing-to-commercial  ratio,  the  amount  of 
on-site  parking  provided  and  the  size  of  the 
units.  Minimum  unit  size  would  be  established 
by  the  building  code. 
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Subarea  4:    Housing  Conservation 


OBJECTIVE:    To  Maintain  the  Scale  and  Density  of 
this  Residential  Neighborhood. 

Policy  1:  Preserve  existing  housing  stock  and 
infill  with  carefully  designed,  mecnum  density 
new  housing. 

New  development  should  be  restricted  to 
residential  use  with  neighborhood  -  serving 
retail  use  allowed  at  the  ground  floor.  This 
would  involve  reclassifying  properties  from 
community  business  (C-2)  to  medium  density 
(1:400)  residential  with  ground  floor  commercial 
use  permitted  (RC-3  equivalent). 

Existing  small   scale  commercial   uses  above  the 
ground  floor  should  be  permitted  to  remain  as 
non-conforming  uses  for  the  life  of  the 
building.      Existing    ground    floor  residential 
space    could    be    converted    to    small  scale, 
preferably  neighborhood-serving,   commercial  use 
provided  that  upper  level  residential  space  and 
any  ground  floor  or  below  grade  uses  which  are 
accessory  to   and  required  for  the  upper  level 
residential  uses  (loss  of  parking,  ope^^pace 
rear     yard,     access     ways,     other  mechanical 
features)  were  not  adversely  affected  by  such 
conversion. 

Subarea  S:    Visual  No^''/"ri  "pe"  Space  (Bay 
 "Street  to  the  bhorehne) 

OBJECTIVE:  To  transform  the  Area  into  a  Striking 
and  Grand  Visual  Gateway  for  the  Residential 
Boulevard. 
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Policy  1:  Retain  existing  C--2,  RM-q  and  P  land 
use  designations  with  the  additional  requirement 
that  new  development  or  major  renovation  of 
buildings  within  the  C-2  district  provide 
interesting  and  attractive,  low- Intensity,  pe- 
destrian-oriented retai 1  activities  at  tKe 
ground  floor. 

Policy  2:  Create  a  tree-lined  and  landscaped 
median  strip  within  the  Van  Ness  street  space 
and  plant  rows  of  trees  in  the  sidewalk  space. 

This  greenspace  element,  which  would  replace 
some  existing  parking  spaces,  should  be  designed 
to  "announce"  the  area's  attractive  shoreline 
open  space  resources  and  visually  direct  the 
visitor  to  them. 

Policy  3:  Support  National  P^'^'^^^^'^^j^^  ^.Pj  j"^ 
for  improvements  of  the  ^i^e^  .'Ijl?:!;?"  the  Golden 
Sate  National  Recreation  Area  (G6NRA)  boundaries. 


The  GGNRA  General  Management  Plan  calls  for  the 
following  improvements: 

"Al  1    of    Van    Ness    Avenue    inside    the  park 
boundary   will    be   removed   and    replaced  with 
landscaping.     The    Sea    Scout    clubhouse  and 
maintenance  docks  will   also  be  removed.  The 
Sea  Scouts'   boats  will  be  moved  to  the  east 
side  of   the   lagoon,   and   their   programs  and 
meetings  will   be  held  in  the  aqudtic  center. 
The  food  concession  at  the  foot  of   Van  Ness 
will     receive     a     good     spruclng-up.  The 
municipal    pier  will    also  get    a  substantial 
cleanup     and     minor     improvements     such  as 
fish-cleaning  stations  and  restrooms.    (It  may 
also    reguire    major    structural  renovation.) 
Night   lighting   throughout   the   area   will  be 
upgraded"  (Page  38). 


URBAN  DESIGN 
Visual  Form 
Areawide  Objectives  and  Policies 


OBJECTIVE  1:    To  enhance  the  Natural  Land  Forms 
along    the    Van    Ness    Corridor    with  new 
development. 

Policy  1:  Maintain  height  controls  which,  for 
the  most  part,  ^Jjow  sufficient  density  to 
encourage  and  facilitate  new  development  whTTe' 
emphasizing  the  natural  land  forms  of  the  area" 


A  cluster  of  tal 1,  slender  bui 1  dings  at  the 
Market  Street/ Van  Ness  Avenue  intersection  would 
provide  a  focal  and  entry  point  for  the  Avenue 
while  maintaining  the  continuity  of  the  Market 
Street  commercial  activity.  This  area  (Subarea 
1)  should  be  limited  in  building  height  to  320 
200,  120,  96  or  80  feet  (See  Figure  10  )  with  the 
bui 1  dings  descending  in  height  toward  Civic 
Center. 

Height  limits  should  gradually  rise  from  70  feet 
in  the  Civic  Center  area  to  130  feet  in  the 
proposed  major  new  development  area,  Subarea  3 
(Redwood  to  Washington  Streets),  providing  a 
visual  transition  which  would  both  maintain  the 
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position  of  Civic  Center  as  a  landmark  and 
emphasize  the  importance  of  Subarea  3.  The 
gradual  tapering  of  height  in  steps  from  130 
feet  to  80  feet  to  65  feet  from  the  hilltop 
around  California  and  Pacific  Streets  to  the  Bay 
shorel ine  would  vi  sual ly  express  the  natural 
landform  while  preserving  views  of  the  Bay,  and 
maintaining  the  importance  of  Bay  Street  as  a 
gateway  to  Van  Ness  and  the  Bay  as  a  key  visual 
and  open  space  resource. 
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Photo  By  John  Held 


OBJECTIVE  2:    To  Maintain  and  Enhance  the 
Street's  Visual  Form  and  Resources. 


Van  Ness  Avenue  contributes  to  the  city's  visual 
form  and  urban  pattern  in  a  number  of  ways.  As 
a  major  crosstown  thoroughfare,  the  Avenue 
serves  as  a  linear  edge  which  both  defines  and 
links     several      distinct     neighborhoods  and 
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activity  centers.  The  avenue,  linking  mid- 
Market  Street  to  the  Bay,  defines  the  western 
edge  of  the  central  core  of  the  city  and 
provides  directional  orientation  within  the 
City's  overall  urban  pattern.  The  avenue 
provides  access  to  a  number  of  prominent  focal 
points  including  landmark  buildings,  important 
cultural  centers  and  activities,  view  corridors 
and  the  Bay  shoreline.  The  street  features  a 
number  of  attractive  structures  which  share  a 
similar  character  and  identity  and  which  impart 
a  visual  unity  that  is  lacking  in  other 
commercial  thoroughfares. 


Policy  1:  Encourage  new  development  closer  to 
the  height  limit. 

New  development  should  be  built  closer  to  the 
maximum  height  limit  in  order  to  contribute  to 
the  street's  visual  prominence  within  the  city's 
fabric  and  to  enhance  the  street 's  own  visual 
form  and  i  dent  i  ty .  However,  a  vari  ety  of 
building  heights  within  the  street's  maximum 
height  limit  Is  still  desirable  to  avoid  a 
benching  effect  on  the  skyline. 

Policy  2;  Strengthen  the  area's  existing  scale 
as  well  as  emphasize  the  predominant  height  of 
significant  buildings  by  maintaining  in  the  hiqF 
density  mixed  use  development  area  (Subarea  3) 
a  general ly  uniform  street  wal I  with  a  deep 
setback  above  this  street  waTTT 

For  proper  framing  of  the  street  within  the  area 
designated  for  major  new  development  (Subarea  3: 
Redwood  to  Broadway),  structures  should  be  built 
to  the  street  property  line  along  the  Van  Ness 
Avenue  frontage  up  to  an  average  podium  height 
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of  50  feet  at  which  point  a  setback  should 
occur.  The  height  of  this  street  wall  could  be 
varied  between  40  and  60  feet,  depending  upon 
the  height  of  adjacent  significant  buildings. 
To  provide  a  more  graceful  transition  in  the 
lower  scale  Subarea  4,  a  15  foot  setback  should 
be  provided  at  the  40  foot  height.  Within  the 
street  wall,  only  minor  indentations  to 
articulate  the  building  facade  should  be 
allowed.  An  average  thirty-foot  depth  setback 
above  this  street  wall  would  serve  to  create  and 
maintain  a  consistent  and  well-proportioned 
frame  for  the  boulevard.  To  create  some 
variety,  the  15  or  30  foot  setback  above  the 
podium  may  be  provided  in  steps  which  do  not 
r i  se  above  the  s  i  ght  1  i  ne  from  the  oppos  i  ng 
sidewalk  as  long  as  the  steps  can  and  are 
designed  to  function  as  useable  open  space. 

Policy  3:  Conform  building  shapes  to  bulk 
controls.  In  higher  height"  districts  require" 
conformity  to  controls  which  are  designed  to 
encourage  sculpturing  and  articulation  of 
bui Iding  towers,  particularly  at  the  upper 
levels. 

The  following  controls  are  proposed  for  the 
various  bulk  districts  as  shown  on  the 
accompanying  map  (See  Figure  10): 


TABLE  1 
PROPOSED  BULK  LIMITS 


District 
Symbol 
on  Bulk 
Map 


Height  Above 
which  Maximum 
Dimensions 
Apply  (in  ft.) 


Maximum  Plan 
Dimensions  (in  feet] 
Length  Diagonal 
Dimension 


O.S.  See  Section  290  of  the  City  Planning  Code 

S  Controls  to  be  developed  as  part  of 

the  Downtown  PI  an. 

X  See  Section  260(a)3  of  the  Planning  Code 

E  65  110  140 

F  80  110  140 

T  50  110  140 


In  bulk  district  T,  the  following  additional 
controls  should  be  applied  to  minimize  view  blockage 
while  maintaining  sun  exposure  along  Van  Ness  Avenue. 


BUILDING  FORM  LIMITS 

To  encourage  articulation  of  the  vertical 
plane  of  the  building  tower  and  sculpting  of 
the  top  to  produce  a  more  slender  skyline 
form,  the  maximum  allowable  square  footage  of 
the  building  should  be  limited  to  80%  of  what 
is  possible  under  the  bulk  limits  based  on  the 
actual  height  of  the  building.  Of  the  20% 
reduction  required  from  the  maximum  building 
envelope,  the  predominant  amount  should  occur 
in  the  upper  portion  of  the  tower.  Reductions 
in  bulk  from  the  base  would  not  be  eligible 
towards     the     bu 1 k     reduc t 1 on     requ 1 rement . 


This  requirement  that  total  square  footage  be 
less  than  the  maximum  permitted  under  the  bulk 
rules  would  decrease  the  incentive  to  maximize 
floor  area  by  building  a  simple  rectangular 
form.  A  minimum  floor  size  of  50%  of  the 
average  tower  floor  size  should  be  required  to 
el iminate  the  abi 1 i ty  to  reduce  the  actual 
floor  area  by  building  a  few  very  small  floors 
and  many  floors  at  or  near  100%  of  the  bulk 
limits. 

MEASUREMENT  OF  DIAGONAL  DIMENSION 

In  addition  to  the  provisions  of  Article  1 , 
Section  102.18  and  Article  2,5,  Section  271  of 
the  City  Planning  Code,  the  diagonal  dimension 
should  be  measured  from  a  point  at  which  the 
extensions  of  two  building  walls  would  meet  to 
form  a  corner  if  the  building  walls  do  not 
meet  in  a  corner. 

MINIMUM  DISTANCE  BETWEEN  TOWERS 

A  minimum  distance  of  40  feet  should  be 
required  between  towers  located  within  a 
single  project.  This  distance  should  be 
measured  on  a  line  perpendicular  to  the  first 
tower  to  a  line  extending  from  the  wall  of  the 
second  tower. 

A  minimum  setback  of  20  feet  at  the  40  to  60 
foot  height  should  be  required  adjacent  to  the 
rear  and/or  side  property  line  of  an  interior 
lot.  An  exception  to  this  due  to  practical 
difficulty  or  unnecessary  hardship  may  be 
granted  through  a  variance  by  the  Zoninq 
Administrator. 


VAN  NESS  AVENUE 


These  requirements  are  designed  to  insure  that 
towers  are  viewed  as  separate  structures 
thereby  reducing  their  apparent  bulk.  When 
towers  lack  adequate  physical  separation  and 
differentiation  of  building  materials,  texture 
coloration  or  massing,  they  can  be  perceived 
as  a  single  structure  and  the  purpose  of  the 
bulk  requirements  is  defeated  and  an 
excessively  massive  building  results. 


EXCEPTIONS  TO  THE  BULK  LIMITS  TO  FACILITATE 
GREATER  ARTICULATION  OF  BUILDING  FORM  ' 

As  a  means  of  encouraging  variety  in  building 
form  and  more  graceful  articulation  of 
building  plane  and  form,  an  alternate  form  of 
bui Iding  tower  conforming  to  the  fol lowing 
bulk  limits  should  be  allowed  as  a  Conditional 
Use,  pursuant  to  Article  2.5,  Section  271  and 
Article  3,  Section  303  and  al  1  appl i cable 
provisions  of  Section  801. 


Alternate  Tower  Form 


Height  at  Which 
Bulk  Controls 
Become  Effec- 
tive (in  feet) 

Maximum 
Length 
(in  feet) 

Maximum 
Diagonal 
Dimension 
(In  feet) 

Maximum  permitted  Development 
of  Allowable  Building  Envetop>> 
(Percentage  of  Square  Feet  of 
Floor  Area) 

Base 

0-  50 

No  limit 

No  limit 

N/A 

M1d  tower 

51-  80 

125 

175 

BOX;  Predominant  reduction  to 

occur  in  the  upper  portion  of 

Upper  tower 

81-130 

90 

130 

the  tower. 
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ADDITIONAL  HEIGHT  ALLOWANCE 


Currently  the  height  limit  may  be  exceeded  by 
16  feet  by  a  penthouse  housing  mechanical 
equipment.  To  encourage  more  interesting 
building  forms,  particularly  at  the  top  tower 
or  "tower  cap",  and  to  reduce  bulk  as  building 
height  increases,  an  increase  of  30  feet  above 
the  "as  of  right"  height  should  be  permitted 
for  mechanical  equipment,  recreation  and  open 
space,  and/or  residential  use,  provided  that 
the  following  requirements  are  met: 

a.  The  mechanical  penthouse  must  be  included 
in  this  additional  space  and  must  be 
architectural ly  integrated  with  the 
building  and  screened  from  veiw  outside 
the  building; 

b.  The  additional  structure  must  stay  witfiin 
a  plane  sloping  inward  at  a  45  degree 
angle  from  the  outer  edge  of  the  building 
starting  at  the  "as  of  right"  height 
limit.  The  area  outside  the  boundaries  of 
the  pyramid  but  within  the  "as  of  right" 
building  envelope  (the  area  defined  by  the 
bulk  and  height  I  imi  ts)  can  be  counted 
towards  the  20%  building  bulk  reduction. 


■ COUMTS  TDWftRO 
BULK  REDUCTION 


SETBACKS 


A  thirty  foot  setback  should  be  required  along 
the  Van  Ness  Avenue  property  line  at  the  40  to 
60  foot  height  level.  Exceptions  to  the 
thirty  foot  setback  requirement  along  Van  Ness 
Avenue  should  be  granted  through  a  variance  by 
the  Zoning  Administrator,  up  to  a  minimum  of 
15  feet,  in  order  to  permit  some  stepped  forms 
within  a  45  degree  plane  starting  at  the  40  to 
60  foot  height.  This  would  provide  for  some 
variation  and  would  improve  relationships  to 
existing  non-setback  buildings.  The  height  of 
buildings  at  which  setbacks  are  provided 
should  not  be  less  than  40  feet  nor  greater 
than  60  feet. 

In  addition  to  the  30  foot  setback  along  the 
Van  Ness  Avenue  frontage ,  a  th  i  rty  foot 
setback  should  be  required  at  the  40  to  60 
foot  height  along  Pine,  Sacramento,   Clay  and 


Washington  Streets  for  properties  with 
frontage  along  those  streets  in  order  to 
preserve  view  corridors.  Because  California 
is  a  much  wider  street,  a  fifteen  foot  setback 
at  the  40  to  60  foot  height  along  the 
California  Street  frontage  would  be 
appropriate.  The  recommended  setbacks  on  the 
east-west  streets  could  be  varied  on  a 
case-by-case  basis,  through  a  design  review 
process,  as  individual  bui 1  dings  undertake 
massing  studies  to  determine  an  appropriate 
building  form  and  setback  which  would  preserve 
these  significant  view  corridors. 

A  five  foot  setback,  belt  course  cr  eorniCG, 
change  in  materials,  or  other  architectural 
treatments  should  be  required  at  the  40  to  60 
foot  height  along  Austin,  Hemlock  and  Fern 
Streets  for  properties  with  frontage  along 
those  minor  streets. 


Policy  4:  Incorporate  exteri or  bull di ng  des i qn 
and  treatments  in  new  development  which  would 
complement  and  enhance  the  street's  existing 
unique  Renaissance/Beaux  Arts  archUectuTat 
identity.  ~ 

Policy  5:  For  large  parcel  developments  with 
greater  than  half  a  block  frontages,  interrupt 
facade  patterns  with  a  change  in  architectural 
treatments,  such  as  changes  in  fenestration  and 
materials,  at  least  at  the  half-block  interval. 

Policy  6:  Incorporate  design  features  (such  as 
upper  level  canopies)  on  new  developments  and 
renovations  when  necessary  to  serve  as  a  wind 
barrier. 


Streetscape/Building  Facade  Treatment 

OBJECTIVE:    To  Create  and  Maintain  an  Attractive, 
Interesting  Streetscape  with  a  Human  Scale. 

Although  Van  Ness  Avenue  is  a  wide  street,  and 
can  accommodate  large  structures,  undifferenti- 
ated buildings  developed  to  their  maximum  height 
could  overwhelm  the  viewer  and  create  an 
inhospitable  pedestrian  environment.  Therefore, 
the  massing  and  articulation  of  buildings  should 
create  a  human  scale  and  sense  of  place  at 
street  level.  Streets  should  be  interesting  and 
pleasant  places  to  walk.  The  elements  of  the 
streetscape  which  create  a  positive  human  scale 
include  active  ground  floor  uses  and  interesting 
architectural  features  within  the  limits  of 
peripheral  vision.  Architecturally  defined 
bases  on  tall  buildings  also  help  to  create  a 
comfortable  human  scale. 


Policy  1:  Encourage  vertical  and  horizontal 
articulation  of  the  facade  on  bases  of  buildings 
ana  incorporate  detai 1  at  ground  level  through 
change  of  material,  color,  texture  ani 
architectural  projections.  Provide  windows  with 
clear  glass  throughout  the  building." 


Policy  2:  Provide  in  interior  spaces  such 
pedestrian  amenities  as  plazas,  places  to  sit, 
planting  areas,  fountains  or  cafes. 

Policy  3:  Incorporate  architectural  treatments 
in  new  buildings  which  would  be  sympathetic  to 
the  scale,  form  and  proportions  of  older 
bui  Idings,  particularly  those  of  outstanding" 
quality.  " 
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Policy  4:  Frame  auto-oriented  uses  (such  as  gas 
stations)  with  a  p latform  that  relates  har- 
moniously with  nearby  facade  patterns  and 
provide  adequate  ventilation  and  fire  prevention 
design  features. 

Policy  5:  Discourage  bridges  over  minor  streets 
or  other  public  right-of-ways. 

Pedestrian  bridges  often  block  views,  shadow 
street  and  other  open  space  areas  and  obstruct 
skyline  elements  while  only  marginally  improving 
private  pedestrian  circulation  between  build- 
ings. Providing  safe,  convenient  and  attractive 
pedestrian  circulation  at  grade  is  a  preferred 
alternative. 

Po 1 i cy  6 :  Design  signs  on  new  and  renovated 
buildings  to  create  a  positive  human  scale  along 
the  streeTT 

Signs  should  contribute  to  the  creation  of  an 
attractive  visual  form  and  image  for  the  street 
and  should  conform  to  the  sign  design  guidelines 
described  in  Section  VII  of  this  Plan. 


Open  Space  and  Greenspace 

OBJECTIVE:  To  develop  a  Greenspace  System  within 
the  Sidewalk  and  Street  Median  Space  which 
would  Create  a  Distinctive  Identity  for  the 
Avenue. 


Policy  1:  Incorporate  both  private  and  common 
open  space  and  greenspace  elements  into  new 
residential  development  and  renovation  o7 
existing  buildings  to  create  a  more  atfractTve 
residential  environment.  '   


The  open  space/greenspace  system  should 
incorporate  tree  and  other  plantings  in  sidewalk 
and  median  strip  spaces  to  give  visual 
continuity  to  the  street  and  to  function  as  an 
organizing  element  integrating  the  numerous  and 
diverse  activity  centers  of  the  rather  long  and 
wide  avenue.  Additional  plantings  should  be 
prov  i  ded  ad j  acent  to  mi  nor  streets ,  rear 
property  lines  and  rooftops. 

Policy  2:  Assure  that  new  development  and  major 
renovation    contributes    to   tHe   creation   of  irn 


attractive 

street 

and  sidewalk  space  by  incor- 

porating  1 

andscape 

vegetation,  sidewalk  pavement 

treatment. 

street 

lighting,    and    furniture  in 

New  development  and  building  renovation  projects 
should    incorporate    street    space  improvements 
which  conform  to  the  Landscape/Streetscape 
design   guidelines   established   for    the  street 
(See  Section  VI), 


Subarea  Urban  Design  Objectives  and  Policies 

Subarea  2:    Civic  Center  (Hayes  to  Redwood 
StreetsT 

Policy  1:  Strengthen  the  special  space  along 
Van  Ness  Avenue  between  Grove  and  McAllister 
Streets  formed  by  the  setback  of  City  Hall  and 
the  upera  House/War  Memorial  buildTnqsf  

Ideally  there  should  be  a  formal  mid-block 
pedestrian  crossing  linking  the  entrance  to  City 
Hall  with  the  park  between  the  Opera  House  and 
the  Veteran's  Building.  However,  this  may  be 
mteasible     because     of     traffic  management 


problems.  In  the  absence  of  such  a  crosswalk,  a 
small  fountain,  statue  or  other  ceremonial 
feature  at  the  midpoint  in  the  median  strip 
would  be  appropriate  to  visually  link  City  Hall 
with  the  other  two  landmark  buildings. 

Policy  2:  Strengthen  the  special  ceremonial 
character  of  the  Civic  Center  area. 

The  design  of  any  new  development  at  the 
southeast  corner  of  Van  Ness  and  Grove  Street 
should  contribute  to  the  definition  of  this 
special  space  and  the  framing  of  the  street  and 
should  incorporate  design  treatments  which  could 
complement  adjacent  outstanding  structures.  New 
development  at  the  same  height  and  scale  as  the 
Public  Health  Bui  1  ding  and  compatible  in  style 
with  City  Hall  would  fill  a  significant  gap  in 
the  formal  design  of  the  Civic  Center  area. 


Subarea  3:    (Redwood  to  Broadway) 

Policy  1:  Assure  that  new  development  and  major- 
renovation  at  the  Van  Ness/Cal ifornia  Street 
intersection  are  designed  to  minimize  adverse 
wind  condi t i ons  and  max i mi ze  sun  exposure  at 
pedestrian  level,  particularly  in  the  vicinity 
of  the  cable  car  terminus. 

Policy  2:  Preserve  significant  view  corridors 
along  east-west  thoroughfares. 

Al ong  Pi  ne,  Cal if orni  a,  Sacramento,  CI  ay  and 
Washington  Streets,  new  buildings  should  be 
stepped  back  above  the  podium  level  in  order  to 
preserve  and  strengthen  the  view  corridor.  In 
addition  to  the  areawide  urban  ^^^^-9" 
reguirement  for  a  30  foot  setback  above  the  40 
to  60  foot  podium  level   along  Van  Ness  Avenue, 


buildings  should  provide  a  30  foot  setback  at 
the  40  to  60  foot  podium  level  along  the 
east-west  thoroughfare  frontage,  except  for 
buildings  along  California  Street  for  which  a  15 
foot  setback  would  be  adeguate  to  preserve 
significant  views. 

TRANSPORTATION  AND  CIRCULATION 

Areawide  Objectives  and  Policies 

OBJECTIVE:    To  Provide  Safe  and  Efficient 

Movement  Among  all  Users  on  Van  Ness  Avenue. 

The  Van  Ness  Avenue  right  of  way  performs  many 
functions.  It  Is  a  primary  state  highway 
carrying  heavy  auto  and  truck  traffic.  Two 
Municipal  Railway  routes  -  the  47  and  4?  lines  - 
traverse  most  of  its  length  as  do  Golden  Gate 
transit  buses.  Appropriate  measures  are 
reguired  to  make  certain  this  traffic  flows 
smoothly.  Measures  must  also  be  taken  to  assure 
that  the  sidewalk  remain  pleasant  for  the 
pedestrian  and  that  the  street  will  be  as 
attractive  a  "front  yard"  for  Van  Ness  Avenue 
residents  as  possible. 

Transit  Service 

Po 1 i  cy  1 :  Reduce  conf 1 icts  between  transit 
vehicles  and  other  moving  and  parked  vehicles. 
Install  bus  bulbs  at  appropriate  locations  (see 
Figure  12)  to  reduce  conf 1  lets  with  vehicles  and 
to  improve  passenger  loading  and  unloading. 


Policy  2:  Improve  synchronization  of  areawide 
traffic  signals  to  facilitate  a  steady  traffic 
flow. 


Policy  3:  Create  transit  only  lanes  during  peak 
periods. 

Policy  4:  Provide  clearly  visable  and  readable 
street  signs  and  bus  stop  signs  to  improve  the 
legibility  of  bus  stops  for  riders  within  the 
bus  and  for  pedestrians.  Such  signage,  however, 
should  not  overwhelm  the  design  of  the 
landscape/street scape  system.  Provide  safe  and 
comfortable  wai ting  areas  for  patrons  by 
uti 1 izing  wel 1 -directed  street  1 i  ghting,  bus 
bulbs  and  shelters. 

Policy  5:  Extension  of  the  California  Street 
Cable  Car  1 ine  to  the  Nihonmachi  Center  via 
California  Street,  Webster  or  Buchanan  StreeFto' 
Sutter  Street  has  been  proposed  by  MUNI  "an? 
various  citizen  groups  over  the  years  in  order 
to  provide  more  efficient  use  of  the  Cable  Tar 
line  as  a  transit  system  tor  residents  as  weTT 
as  an  attractive  means  of  transporting  vistors 
to  special  places  of  interest.  Pending  such  an~ 
extension,  provide  an  attractive  terminus  to  the 
I  ine  at  Van  Ness  Avenue.  ' 

Auto  Circulation 

Policy  1:  Whenever  feasible,  provide  access  to 
parking  from  minor  east-west  streets." 

Park  ing 

Po 1  icy    1 :     When   justified  by   reduced   demand , 

reduce  parking  requirements  tor  new  residential 

developments.   

Policy  2:  Adopt  short-term  parking  rate  struc- 
tures for  existing  and  new  commercial  "parl<Tnn 
resources  to  discourage  commuter  parking — arid 
provide  visitor  -  shopper  parking.  feTTiTTp  th? 
efficient    use    or    existing    and    new  acTessnf^ 


parking  resources  by  making  these  spaces 
available  to  the  general  public  for  use  as 
short-term  day  or  evening  parking  when  not  being 
utilized  by  the  use  to  which  it  is  accessory. 

Policy  3:  Encourage  use  of  upper-story  auto 
storage  spaces  within  existing  auto  showrooms 
along"  Van  Ness  Avenue  as  community  parking 
facilities  for  adjacent  mixed  use  projects. 

The  use  of  these  spaces  for  parking  could  be  a 
highly  desirable  adaptive  reuse  of  these 
buildings,  a  number  of  which  are  to  be  preserved 
under  this  Plan.  Access  to  the  parking  should 
be  from  the  side  streets,  not  Van  Ness. 


Pedestrian  Circulation 

Policy  1:  Maximize  the  efficient  and  free 
flowing  use  of  sidewalk  space  in  new  developmentT 

Sidewalk  space  along  Van  Ness  Avenue  is  shared 
by  pedestrians,  transit  patrons,  sidewalk 
elevators,  street  furniture,  such  as  light 
fixtures,  MUNI  power  poles,  traffic  signals, 
newsracks,  benches  and  street  trees,  and  moving 
vehicles  entering  or  exiting  an  on-site  parking 
area.  Design  of  sidewalk  space  associated  with 
new  development  should  reduce  clutter  and 
pedestrian  obstacles.  Existing  sidewalk 
elevators  should  be  removed  as  quickly  as 
possible  and  they  should  be  prohibited  in  new 
developments.  In  order  to  maintain  and  improve 
the  pedestri an  pathway,  curb  cuts  should  be 
1 imited  to  those  providing  vehicular  access  to 
midblock  parcels  whose  only  access  is  from  Van 
Ness. 

Policy  2:  Orient  building  entrances  to  enhance 
pedestrian  circulation. 

In  addition  to  providing  parking  access  for  new 
developments  fronting  on  Van  Ness,  the  east-west 
minor  streets  should  provide  safe  and  attractive 
pathways  for  pedestrian  travel.  Major 
residential  entrances  should  be  designed  very 
graciously  and  should  front  major  east-west 
streets.  Commercial  entrances  should  be 
featured  along  Van  Ness  Avenue. 

Policy  3:  Unify  the  design  of  trash  bins, 
benches,  newsracks,  street  1 1  c;ht  1  ng  1 1  xtures , 
sidewalk  surface  treatment,  canopies,  awnings 
and  bus  shelters  throughout  the  length  of  the 
street. 


The  design  of  street  furniture  should  conform  to 
the  Van  Ness  Avenue  Landscape/Streetscape  and 
Sign  design  guidelines  presented  in  Sections  VI 
and  VII  of  this  Plan. 


Freight  Loading 

Policy  1:  Discourage  access  to  freight  loading 
facilities  from  Van  Ness  Avenue. 

Whenever  possible,  access  to  on-site  freight 
loading  spaces  should  be  provided  from  minor  or 
collector  streets  rather  than  from  major 
thoroughfares.  In  instances  where  commercial 
uses  front  on  Van  Ness  Avenue  without  convenient 
access  to  an  off-street  freight  loading 
facility,  priority  should  be  given  to  allocating 
existing  curb  space  on  Van  Ness  Avenue  to  truck 
loading  zones. 


RESIDENTIAL  LIVABILITY 

Areawide  Objectives  and  Policies 

OBJECTIVE:    To  provide  Safe  and  Attractive 

Environments  wi thin  each  Mixed  Use  Ueve lop- 
ment. 


Safety,  Security  and  Privacy 

Policy  1:  Maximize  safety,  security  and  privacy 
within  new  residential  developments  while 
encouraging  efficient  use  of  common  open  space 
areas. 
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Coninon  areas  associated  with  the  residential 
portion  of  a  mixed  use  development  should  be 
designed  to  prevent  intrusion  by  commercial 
space  users  and  the  general  public.  Whenever 
possible,  residential  parking  areas  should  be 
physically  separated  from  public  parking  areas 
and  should  provide  safe  and  secure  passageway  to 
residential  elevators  and  walkways.  Handicapped 
parking  areas  should  be  placed  close  to 
elevators  and  should  be  free  of  potential 
vehicle  movement  conflicts. 

Sun.  Shade  and  Wind  Protection 

Design  housing  projects  to  maximi^P 
sun  orientaiion^nd  natural  light  exposuT^-TTT 
individua I  uni ts.  IncorporatP  ^c\^..J  f"J..^l° 
which  would  Drov.de  win'd  orotert^n^n  Ta.^ 
exposure  to  private  and  common  open  space  ar^aT^ 

Open  Space/Greenspace 

^°'^^cy  3:  Generally  maintain  existinq  ooen 
space  requireinentsTor  residRMlV.I  gl      ^  ^ 

The  requirement  of  thirty-six  square  feet  of 
open  space  for  each  dwelling\nit  should 
continue  to  apply  in  Subareas  3  and  4 


The  setback  above  the  podium  level  along  the  Van 
Ne  s  Avenue  frontage  would  substitute%or  t  e 
rear  yard  requirement  for  residential  „.o! 
within   Subarea   3.     Development   nf   th?  J^^ 

1.33  to  1  provided  that  this  space  were  for  thi 
exclusive  use  of  project  residents!    ZeZ  f 
an   equal    amount   of   additional    nn^^^        '  • 
provided,  the  podium  o.eTZU  Ss  Sd 


shared  by  both  residential  and  commercial 
tenants. 


Policy  4:    Allow  common  open  space  regnirpmo^t. 
to  be  met  by  a  variety  o^  recreation  anH 
space  features.  ■  =^ 

A  common  multipurpose  room  which  may  be  used  fnr 
weekday  childcare  and  meeting,  social  and/or 
recreational  areas  for  adults  in  the  evenings 
and  weekends,  would  be  desirable  in  all  larop 
residential  projects.  Exercise  rooms  S 
low-cost  recreational  facilities  should  also 
qualify  as  required  recreation  open  space. 

Noise: 

^-  Design  mixed  use  develonmpntc  to 
create  a  quieL  r^esidentiai  Pnvirnn.onP.  ""h  I 
variety    Of     intimate.     personal  .r,....,,,!! 

sulated  from  the  .ntrus^on  nf  ..JJl'..^^:}] 
Trom  street  or  cotmiercial  activities.  ^^21^ 

There  are  a  variety  of  ways  in  which  the  sound 

coming  from  Van  Ness  Avenu'e  can  be  mufgtted 
die   ?nQs  ''T^^<^   environment  for 

streeJ  wall  Jni  '"^"^^^^    ^"ove  the 

insSutPd'  f/  °'"  units    can  be 

ot  Jn  V  snMnT-"°\''  which  provide 

P  ce   ^d    in  usable  garden 

en'cou^age  the  r  use  '<°ni'''-  '"i''  '° 
as  reouireri  nli.  f '  should  be  counted 

are  dei  gned'      th'at'"'^t?P^"  ''^y 
the  window  arpar.f       substantial   portion  of 
winaow  area  can  be  opened  to  the  air. 


V.    OBJECTIVES  AND  POLICIES  FOR  CONSERVATION 

PRESERVATION  OF  ARCHITECTURALLY  SIGNIFICANT 
•5UILDIN6S  —  

Areawide  Objectives  and  policies 

OBJECTIVE  1:    To  Preserve  the  Fine  Archi- 
tectural Resources  of  Van  Ness  Avenue, 

A  number  of  existing  buildings  within  the  Van 
Ness  corridor  are  of  outstanding  architectural 
quality  and  are  important  cultural  and/or 
historic  resources  for  the  city.  These 
buildings  contribute  positively  to  the  character 
of  the  street  and  provi  de  a  basi  s  for 
establishing  a  theme  and  identity  for  the  area's 
new  development.  These  bui 1  dings  should  be 
preserved,  and  new  development  should  be 
designed  to  complement  these  older  structures. 

In  the  course  of  the  economic  evolution  of  the 
avenue ,  it  is  likely  that  many  of  these 
buildings  will  be  converted  to  other  uses.  In 
particular,  the  function  of  the  street  as  the 
auto  show  room  for  the  city  is  likely  to  change 
in  the  near  future,  with  many  of  the  auto 
agencies  proposing  to  relocate.  Preservation 
and  adaptive  reuse  of  these  rather  specialized 
structures,  a  number  of  which  are  significantly 
smaller  than  the  allowable  zoning  envelope  of 
the  site,  will  require  flexibility  and 
imagination. 

Policy  1:  Prevent  demolition  or  inappropriate 
alteration  of  architecturally  significant  build- 
ings. 


Alteration  of  architecturally  significant  build- 
ings should  conform  to  guidelines  for  each 
building.  Demolition  should  be  limited  to 
situations  where  it  is  clearly  established  that 
the  building  has  been  rendered  unsafe  and 
unoccupiable  and  infeasible  for  rehabi 1 itation 
for  occupancy  due  to  fire,  earthquake,  flood  or 
similar  circumstances,  or  that  substantial  and 
irretrievable  physical  deterioration  has  oc- 
curred prior  to  adoption  of  the  Van  Ness  Avenue 
Plan. 

Policy  2:  To  the  extent  necessary  to  achieve 
preservation,  allow  relaxation  in  the  resi- 
dential use  requirements  and  in  the  parYTng 
requirements. 

Policy  3:  l>Jhen  necessary  to  achieve  preservation 
of  the  architecturally  significant  portions  of 
certain  buildings,  allow  aJdltions  to  the  struc- 
ture. - 

In  some  cases,  architecturally  significant 
buildings  can  accommodate  new  development  within 
the  site' s  unused  bui Iding  envelope  without 
adversely  affecting  the  archi tectural  value  and 
structural  integrity  of  the  building. 

In  cases  of  penthouse  additions  above  an  ex- 
isting building,  the  design  of  the  project 
should  incorporate  adequate  setbacks  to  Insure 
that  the  building  addition  does  not  alter  the 
proportions  of  the  existing  building  facade. 
Such  recessed  additions  can  retain  the  Integrity 
of  the  facade  provided  that  the  setback  Is 
adequate. 
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In  cases  of  new  buildings  which  are  archi- 
tecturally integrated  with  the  significant 
portions  of  the  original  building,  the  new 
development  should  incorporate  setbacks  from  the 
base  of  the  original  building,  preserving 
significant  facade  treatments  and  an  adequate 
number  of  bays  and/or  building  depth  to 
that  the  new  development  does  not 
old    and    does  not 


weaken  or 


insure 
overwhelm  the 
diminish  the 


significant  interior  or  exterior  features  of  thp 
retained  portion  of  the  original  building. 

For     buildings     which     are     designated  Citv 
Landmarks,    alteration    proposals    would  requirp 
compliance  with  the  Certificate  of  Appropriate 
ness  procedure  established  in  Article  10  of  the 
City  Planning  Code, 
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SIGNIFICANT  BUILDINfi.9 
AB^LoL   Address      _  Building 


o 
w 


834/4 
8IS/1 
786A 
;86A 
787 
7bb/6 
742/6 
743/2 
743/1 
7J8/5 
719/2 
719/1 
715/5 
715/9 
694/11 
671/2 
670/13 
667/10 
665/5 


25  Van  Ness 
135  Vdn  Ness 
301  Van  Ness 
401  Van  Ness 
400  Van  Ness 
512  Van  Ness 
700  Van  Ness 
725  Van  Ness 
799  Van  Ness 
801  Van  Ness 
901  Van  Ness 
999  Van  Ness 
1000  Vdn  Ness 
1050  Van  Ness 
'  142  Van  Ness 
1301  Van  Ness 
1300  Van  Nes-; 

1400  Van  Ness 

1401  Van  Ness 


Masonic  Temple 

High  School  of  Commerce  Bldq 

Opera  House 

War  Memorial  Buildinq 

City  Hall  ^ 

Apts. 

Former  Auto  Showroom 
Apts. 

Former  Auto  Showroom 
Apts. 

Former  Auto  Showroom 
Cadi  1  lac  Showroom 
Oon  Lee  Building 
Former  Richelieu  Hotel 
Concordia  Club 
Former  Goodyear  Sales 
Regency  Theater 
Auto  Showroom 
Apts. 


;  20. 

666/4 

21. 

666/29 

22. 

mn 

23. 

623/1 

24. 

623/lA 

25. 

623/lB 

26. 

595/5 

27. 

575/15 

28. 

574/16 

29. 

571/12 

30. 

570/29 

31. 

570/1 

32. 

546/4 

33. 

527/7 

34. 

523/14A 

35. 

503/5 

36. 

499/3 

37. 

499/6 

38. 

499/7 

1415  Van  Ness 
1623/1631  Pine 
1699  Van  Ness 
1745  Van  Ness 
1735  Van  Ness 
1725  Van  Ness 
2000  Van  Ness 
21 17  Van  Ness 
2134  Van  Ness 
2254  Van  Ness 
2209  Van  Ness 
2277  Van  Ness 
2401  Van  Ness 
2516  Van  Ness 
2600  Van  Ness 
2701  Van  Ness 
2800  Van  Ness 
2822  Van  Ness 
2826  Van  Ness 


Auto  Showroqm 

Salesroom 

Auto  Showroom 

Apts. 

Apts. 

Apts. 

Medical  Ofc.  Bldg. 

Church 

House 

House 

House 

House 

Church 

House 

Apts. 

Apts. 

Flats 

Flats 

Flats 
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PRESERVATION  GUIDELINES  FOR  INDIVIDUAL  BUILDINR5; 


Van  Ness  Avenue  i s  endowed  wi th  a  number  of 
architecturally  rich  and  attractive  bui 1  dings 
which  impart  upon  the  avenue  a  special  character 
and  identity.  Thirty-nine  buildings  have  been 
identified  as  deserving  special  protection. 

Although  these  buildings  often  share  some  common 
classical  architectural  features,  each  bui 1  ding 
is  unique  in  its  style  and  context,  and 
guidelines  for  preservation  of  these  bui Idings 
should  be  cognizant  of  each  bui Iding' s  special 
resources  and/or  constraints.  The  special 
features  of  these  buildings  and  guidelines  for 
their  potential  adaptive  reuse  or  alteration  are 
briefly  described  below. 

25  VAN  NESS  AVENUE,  NORTHWEST  CORNER  OF  OAK 
STREET  (ASSESSOR'S  BLOCk  a34/L0T  mTJJ  

MASONIC  TEMPLE 

A  modified  Florentine  palazzo,  this  building  has 
unusal ly  fine  detai 1 ing  and  imposing  two-story 
arched  windows.  A  most  striking  feature  is  the 
deep  cornice,  narrow  corbel  led  arches  and 
canopied  statue  projecting  from  the  facade. 

When  necessary  for  preservation  and  adaptive 
reuse  of  the  building,  facade  alterations  should 
be  permitted  but  1 i mi  ted  to  new,  appropri  ately 
placed  and  scaled  windows.  Any  vertical 
enlargement  should  be  invisible  from  nearby 
street  levels. 

135  VAN  NESS  AVENUE,  BETWEEN  HAYES  &  FELL 
STREETS  (AB  615/1) 

Initially  constructed  as  the  High  School  of 
Commerce  in  1924,  this  three  story  structure 
initiates  the  monumentally  scaled  Civic  Center 
interval  of  Van  Ness  Avenue.  Its  Spanish  decor 
is  handsomely  revealed  in  the  window  treatment 
of  the  third  floor  and  in  the  reredos-like 
treatment  of  all  three  levels  at  the  centered 
entry  and  in  the  tower  on  Hayes  near  Van  Ness. 

The  three-story  bui Iding  fronting  on  Van  Ness 
should  be  preserved  along  with  the  tower  on  the 
Hayes  Street  facade.  Its  block  length 
horizontal  scale  is  a  great  contribution  to  the 
Avenue  and  no  exterior  alterations  visible  from 
Van  Ness  should  be  permitted. 

As  a  City  Landmark,  any  alteration  would  require 
a  Certificate  of  Appropriateness  pursuant  to 
Article  10  of  the  City  Planning  Code. 
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jP!'..  ^ESS  AVENUE.    BOTH  SIDES 

CblWbtfj  GROVb  ANU  McALLlSUK  STREET^  lAnWl^d 

City  Hall,  Opera  House  and  Veteran's  Building 

French  Renaissance  in  their  Inspiration,  these 
three  buildings  constitute  San  Francisco's 
finest  concentration  of  architectural  signifi- 
cance. All  three  are  designated  City  Landmarks. 

No  changes  should  occur  to  the  facades  or  public 
rooms  of  any  building  unless  established  as 
necessary  to  the  continued  or  expanded  use  of 
^55- ^'^'^^ ^^lould  this  prove  necessary,  new 
additions  or  alterations  should  be  undertaken  in 
the  same  idiom  as  that  of  the  structure  with 
matching  materials  and  with  the  goal  to  achieve 
the  same  degree  of  success  as  accompllshea  in 
the  Opera  House  addition  on  Franklin  Street 


Continental  Court  Apartments 

This  apartment  building  echoes  the  City  Hall 
character  In  its  color,  stone  finish, 
composition.  Its  use  of  oversize  French  windows 
with  transom  (In  the  bays),  Its  grill  work 
masking  the  lower  part  of  the  windows  and  In  its 
^^P^r^en^e  of  entry  which  In  City  Hall  1s 
achieved  through  a  colonnaded  ante-room  from 
which  one  emerges  Into  the  astonishing  space  of 
s^vlit  "512   one   proceeds    through  a 

skylit,    exquisitely  detailed  colonnade   Into  a 
surprisingly       architecturally      wel l-donointPd 
lobby    (also    skylit)    which  ' appears    to  ^ 
retained  its  original  detailing. 

No  alterations  should  be  permitted  above  ground 
floor  or  to  the  entry  or  lobby.  No  verUcal 
enlargements  should  be  permitted.  To  be 
IrnuZ'^'A  alterations  which  would  bring  the 
ground  floor  into  closer  conformity  to  its 
original  state  and  a  uniform  sign  treatment 
appropriate  to  the  building  and  Its  loca  on 


700  VAN  NESS.  NORTHEAST  CORNER  AT  TURK  (AB  742/6) 


Commercial  Showroom 


A  pleasant  two-story  structure  on  a  small  site, 
its  appearance  could  be  much  improved  by 
consistent  treatment  in  the  ground  floor  arched 
openings  on  both  streets  as  well  as  with  a  more 
sympathetic  paint  job. 

The  amount  of  solid  wall  surface  is  minimal  in 
this  bui Iding  with  only  1 ight-weight  columns 
separating  the  arched  ground  floor  openings,  a 
condition  which  also  prevails  in  the  second 
story  windows.  The  site  size  would  not  seem  to 
permit  a  vertical  addition  with  the  kind  of 
setbacks  which  would  be  necessary  to  maintain 
the  architectural  integrity  and  character  of 
this  bui Iding.  Indeed,  the  almost  tracery- 1  ike 
facades  virtually  beg  that  nothing  of  any  weight 
be  placed  above  them.  If  the  builaing  cannot  be 
restored  and  retained  as  is,  incorporation  of 
the  site  into  a  larger  parcel  and  development  in 
accord  with  the  design  principles  of  this  plan, 
recognizing  its  anchor  position  opposite  the 
architecturally  significant  California  Hall  at 
the  other  end  of  this  block  on  Polk,  would  be 
appropriate. 


725  and  801  VAN  NESS  AVENUE,  SOUTHWEST  CORNER  OF 
VAN  NESS  AT  LARCH  iiTREET  (a5  7mjr~m 
NORTHWEST  CORNER  01^  VAN  NESS  AT  EDDY  [AB  738/5) 

Apartment  Buildings 

These  are  two  bui  1  dings  of  f  i  ve  levels  of 
apartments  over  ground  floor  commercial  space. 
Both  are  1 iberal ly  endowed  wi  th  si  an tea  bay 
windows,  are  architecturally  pleasing  to  the 
eye,  and  provide  mutual  reinforcement  when 
viewed  together. 

Both  structures  should  be  maintained  with  no 
exterior  alterations  to  the  residential  floors 
ana  alterations  at  ground  level,  compatible  with 
the  upper  floors,  permitted  only  when  necessary 
to  satisfy  the  commercial  needs  housed  inside. 


39 


799  VAN  NESS  AVENUE.    SOUTHWEST  CORNER  AT  EDDY 


SlKbhl  (a6  743/)) 


Coimercial  Showroom 

This  two-story  building  is  sandwiched  (with 
intervening  streets)  between  moderate-rise 
apartment  builaings  —  725  and  801  Van  Ness 
with  which  it  has  some  commonalities  despite  the 
different  scale.  The  chamfered  corners  at  Edov 
and  Larch  Streets  reflect  the  angle  of  the 
slanted  bay  windows  in  the  apartment  buildings 
and  the  windows  here  and  in  725  are  multipaned. 
This  building  should  be  retained  and  used  as  a 
podium  for  a  new  vertical  residential  addition. 

Unless  the  Larch  Street  level  is  used  for 
parking.  it  might  be  necessary,  if  used 
commercially,  to  allow  some  modification  to  the 
windows  on  Van  Ness  as  the  existing  windows  on 
Van  Ness  do  not  permit  visibility  into  the 
interior. 


British  Motors  (originally  Packard)  Showroom 

The  architectural  treatment  of  this  buildlnq  is 
decisively  two-part.  The  monumental,  columned 
temple- like  showroom  facade  on  Van  Ness  returns 
along  0  Parrel  1  and  Olive  for  two  short  bays  and 
then  the  remainder  of  the  facades  on  these  two 
streets  are  industrial  in  appearance.  In  the 
El  IS  Street  facade,  infill  glazing  between 
columns  is  an  apparent  recent  alteration  as  if; 
counterpart  on  Olive  appears  to  be  the  original 
926  multipaned  industrial  sash.  This  building 
Is  a  designated  City  Landmark  and  any 
alterations  would  require  a  Certificate  of 
miss  ion' ^^^^    Planning  Cum- 

Should  the  building  be  Changed  from  its  present 
use.  the  showroom  facade  on  all  three  streets 
must  be  preserved  and  restored  to  its  oriqinai 
coors.  If  not  materials.  No  vert  c 
enlargement  should  be  allowed  in  this  sectio 
The  ground  floor  showroom  extends  for  a  qreater 
distance  than  the  exterior  facades  would 
suggest.     This  room  should  be  kept  as  near  o 


its  original  design  and  size  as  possible  as  it 
(and  the  interior  of  1000  Van  Ness)  represents  a 
most  romantic  period  of  California  architecture 
—  the  Spanish  revival. 

New  construction  to  the  rear  of  the  showroom 
bays  may  be  appropriate  provided  that  it  is 
sympathetic  to  the  front  part  of  the  bui  Idlng. 
Penthouse  additions  should  not  be  allowed  above 
the  archi  tectural ly  treated  portion  of  the 
bui Iding.  Alterations  and/or  additions  should 
be  al  lowed  west  of  the  second  bay  if  on  the 
north  side,  the  cornice  height  on  the  third  bay 
is  maintained  and  subsequent  sections  are 
designed  to  step  up  toward  the  west  and  the 
cornice  1 ines  and  bay  articulat  ions  are 
maintained  on  the  south  side.  The  highest 
development  should  be  located  on  the  northwest 
corner  of  the  parcel.  New  development  should  be 
clearly  separated  from  the  original  building  by 
a  recess  or  some  other  architectural  treatment 
to  maintain  the  integrity  of  the  original 
bui Iding. 


999  VAN  NESS  AVENUE,  SOUTHWEST  CORNER  AT 
OTARRgLL  STftEET  (AB  71^/17 

Cadillac  Showroom 

Evidence  suggests  that  this  is  the  last  of  auto 
showrooms  expressly  bui It  for  that  purpose  on 
Van  Ness.  Its  construction  date  was  only  10  or 
11  years  after  that  of  its  neighbor,  no.  901 
across  Olive  Street,  during  which  time  buildings 
--  as  with  the  merchandise  sold  therein  — 
became  streamlined. 

In  this  building,  as  with  901,  the  front  bays 
should  be  preserved  with  new  development 
permitted  at  the  rear.  Alterations  or  additions 
should  not  be  allowed  to  the  Van  Ness  facade  or 
the  first  two  bays  to  the  west.  Additions 
should  be  allowed  west  of  the  first  two  bays  if 
they  step  up  gradually  to  the  west.  The  highest 
development  should  be  located  toward  the 
southwest  corner  of  the  site.  New  development 
should  be  clearly  separated  from  the  original 
building  by  a  recess  or  other  architectural 
treatment  to  maintain  the  integrity  of  the 
original  building  and  should  maintain  the 
existing  bay  width.  All  significant  interiors 
features  should  be  preserved  intact. 


1000  VAN  NESS  AVENUE,  NORTHEAST  CORNER  AT 
Q'FARRELL  (AB  715/5 


One  of  the  two  great  temples  to  the  automobile 
on  Van  Ness  Avenue  and  a  des  i  gnated  C  i  ty 
Landmark,  the  base,  particularly  the  entrance, 
is  monumental  in  scale  and  execution.  The  six 
upper  floors,  while  bearing  an  excellent 
relationship  to  the  base,  take  on  architectural 
significance  only  when  viewed  with  the  base. 

The  interior  fulfills  the  expectations  gleaned 
from  viewing  the  exterior.  Monumentality  is 
achieved  and  expressed  in  variations  of  the 
California  architectural  theme  of  the  Spanish 
revival,  also  expressed  by  the  cub  bears  atop 
columns  on  the  Van  Ness  facade. 

Alterations  would  require  a  Certificate  of 
Appropriateness.  No  alterations  should  be 
allowed  to  the  Van  Ness  facade  and  the  first 
three  bays  returning  on  O'Farrell  and  Myrtle 
streets.  Interior  alterations  should  preserve 
the  significant  architectural  features  of  the 
showroom;  the  auto  service  and  storage  areas  to 
the  rear  of  and  above  the  showroom  should  be 
allowed  minor  alterations. 

^050  VAN  NESS  AVENUE.  SOUTHEAST  CORNER  AT  GEARY 
MkLLI  (AH  yi5/9)    — 

Grosvenor  Inn  {formerly  Richilieu  Hotel) 

Boasting  an  oversea  led,  intricately  detailed 
cornice,  this  building  is  highly  compatible  in 
height,  bulk  and  architectural  treatment  with 
the  buildings  to  the  east,  which  when  taken 
together  comprise  about  75%  of  the  block 
frontage. 

No  alterations  to  the  exterior  should  occur 
above  the  ground  floor.  However,  the  sign  band 
at  the  first  floor  level  should  be  removed  and 
rep  1 aced  wi  th  a  cornice  or  some  other 
architectural  feature  which  would  be  more 
sympathetic  to  the  building,  A  more  attractive 
color  scheme  for  the  building  is  also 
encouraged.  Minor  alterations  to  the  ground 
floor  are  encouraged  in  order  to  bring  it  into 
closer  conformity  with  its  original  state  and  as 
well  as  more  sympathetic  to  the  upper  floors 
and  which  would  provide  uses  and  winaow 
treatment  which  are  more  attractive  to  the 
pedestrian. 


•'I'        "i  "iill'..) 
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1142   VAN   NESS  AVENUE,    SOUTHEAST  CORNER  AT  POST 


STftE£T  (AB  65^^7117 


Concordia  Club 

Currently  undergoing  reconstruction  fol lowing 
severe  fire  damage,  this  classical )y  inspired 
building  bears  a  closer  affinity  to  Civic  Center 
buildings  than  to  its  automobile  showroom  and 
hotel  neighbors.  Nevertheless,  it  contributes 
positively  to  the  avenue 's  monumental  character 
and  identity. 

Over  a  rusticated  ground  floor  facade,  the  upper 
two  floors  are  treated  as  a  single  unit 
containing  three  two- story  arched  openings 
flanked  by  narrow  paviUions  at  either  end. 

Exterior  alterations  should  not  be  al lowed 
except  those  which  might  bring  the  uppermost 
part  of  the  facade  back  to  its  probable  original 
state  of  being  capped  by  a  cornice  or  parapet. 


1300  VAN  NESS  AVENUE,  NORTHEAST  CORNER  AT  SUTTER 
STREET  (AB  6;U7TJ1  ^ 

Regency  Theater 

Presently  a  theater  and  formerly  a  fraternal 
lodge,  this  building  is  designed  in  the  manner 
of  an  Italian  palazzo  (which  architectural 
treatment  is  also  given  the  adjacent  building  to 
the  east).  No  alterations  to  the  architectural 
detai 1 ing  of  the  facades  should  be  al lowed 
except  as  may  be  necessary  at  ground  level  for 
its  continued  viabi lity  as  a  commercial 
structure  and  to  enhance  its  interaction  with 
the  pedestrian. 
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1301  VAN  NESS  AVENUE.  NORTHWEST  CORNER  AT  SUTTER 


Street  (ab  blMz) 


Commercial  Showroom 

A  r are  arch i  tec tur a  1  sty 1 e  se 1 dom  seen  i  n  San 
Francisco  (or  elsewhere,  for  that  matter),  this 
Secessionist  facade  provides  a  high  note  of 
interest  on  Van  Ness  Avenue.  The  details  have 
perhaps  been  exaggerated  and  at  the  sane  time 
diminished  in  importance  --  by  employing  a 
multiplicity  of  colors  on  the  building  wall 
which  emphasizes  nearly  every  change  in  surface 
or  geometric  form.  However,  this  is  not  a  major 
deteriment  Inasmuch  as  it  can  be  easily  remedied. 

The  architectural  features  along  the  Van  Ness 
facade  and  approximately  three  bays  along  Sutter 
Street  should  be  preserved.  Development  above 
the  building  may  be  appropriate  provided  that  an 
adequate  setback  along  the  Van  Ness  {about  30 
feet)  and  Sutter  Street  (about  15  feet)  frontage 
is  created.  New  development  above  and  to  the 
rear  of  the  facade  should  be  architecturally 
sympathetic  with  the  building's  significant 
features. 


1400  VAN  NESS,  NOIUIIEAST  CORNER  AT  BUSH  STREET 
(AB  667/10)   

This  is  a  fine  restrained  Classical  Revival  auto 
showroom  with  a  rusticated  base  and  Corinthian 
pilasters.  The  bay  and  pilaster  width  relate  to 
the  width  of  the  street,  with  the  Van  Ness 
facade  having  a  larger  scale  than  the  Bush 
facade. 

Because  of  the  building's  corner  location  it 
would  be  difficult  to  alter  or  add  to  without 
significantly  harming  its  integrity,  thoretore 
the  building  should  remain  intact. 


1623  &  1631  PINE  STREET,  SOUTH  SIDE  OF  FRANKLIN, 
WEST  OF  VAN  NESS  (AB  666/29) 

Commercial  Buildings 

These  intriguing  facades,  not  quite  twins,  were 
constructed  in  1905  {no.  1623)  and  ca.  1908  (no. 
1629)  to  attract  the  carriage  trade  of 
fashionable  Van  Ness  Avenue  and  Pacific 
Heights.  Or iginal ly  the  bui 1  dings  housed 
Kel 1y 's  Stables  which  offered  "fine  equipages, 
1 1  very  and  boarding  stables".  By  1911,  the 
bui 1  dings  housed  automobi les.  Gradual ly, 
however,  the  buildings  assumed  other  automotive- 
oriented  uses  unti  1  today,  after  interior 
reconstruction  and  alterations,  they  are  used 
for  offices  and  the  sale  of  various  merchandise. 

Both  are  three  stories  over  basement  and 
intended  to  be  temple-like  in  their  eclecticism 
in  which  they  preceded  their  automobi le 
counterparts  by  a  couple  of  decades. 

Architectural  embel 1 ishments  and  their 
arrangement  on  both  are  simi lar  and  in  many 
instances  Identical.  The  lower  two  stories  of 
each  are  divided,  into  three  parts  in  no.  1623 
and  five  in  no.  1629,  by  two-story  corinthian 
pilasters.  Each  center  section  contains  a 
typanum  above  the  second  floor  and  an  arched 
entry  at  ground  level.  The  uppermost  portion  of 
the  facade  of  1623  appears  to  have  had  some  of 
its  ornamentation  removed. 

The  facades  of  both  buildings  should  be 
maintained  and  appropriate  restoration  of  1623 
is  encouraged. 

1401  VAN  NESS,  NORTHWEST  CORNER  AT  BUSH  STREET 
(AB  666/5) 

This  is  a  seven  story  post-fire  apartment 
building.  Its  facade  is  richly  articulated  by 
bay  windows,  intact  sixth  story  and  roof 
cornices,  and  an  ornamental  fire  escape. 

Because  of  its  corner  location  and  two 
architecturally  treated  facades,  it  would  be 
difficult  to  alter  or  add  to  without  signifi- 
cantly harming  Us  integrity,  therefore  it 
should  be  preserved  intact. 
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VAN  NESS.  NORTHWEST  CORNER  AT  AUSTIN  STREET 
(AB  666/4) 

A  post-fire  auto  showroom  built  arouna  1909,  the 
building  retains  its  original  use.  Designed  in 
an  Ital ianate  commercial  style,  the  bui Iding 
retains  its  original  bracketed  cornice,  floral - 
motif  frieze,  and  the  Ionic  pilasters. 

The  architectural  treatment  extends  two  bays  up 
Austin  Street,  a  1  lowing  f  lexibil ity  for 
alterations  or  additions  to  the  rear  of  the 
building,  provided  that  the  new  structures  step 
up  to  the  west  and  maintain  the  existing  bay 
width  and  cornice  line. 


1699  VAN  NESS,  SOUTHWEST  CORNER  AT  SACRAMENTO 
SlfigET  (AB  64gyi) 

This  bui Idlng  is  a  four  story  auto  showroom 
originally  built  for  the  Paige  Motor  Car  Company 
and  is  still  used  as  an  autu  showroom.  The 
building  is  marked  by  two  story  arches  on  the 
showroom  level  differentiating  between  the 
functions  of  the  bui Iding.  The  bui Iding  has 
been  placed  on  the  National  Register  of  Historic 
Places. 

Because  of  its  corner  location,  it  could  not  be 
altered  or  added  to  without  significantly 
harming  its  integrity,  and  therefore  it  should 
remain  intact. 


U^.^*  J-^l^v  1745  VAN  NESS.  WESTSIOE.  BETWEEN 
i>AckAHt;NTO^AND  CLAV  MULu's  (Afe  62jy  Ib.  1a  ana  1 ) 

An  excel  lent  col  lection  of  three  Gothic 
apartment  buildings  strongly  related  to  each 
other  by  the  use  of  similar  materials,  color, 
massing,  scale,  fenestration,  bays,  cornice  and 
belt  lines.  1715  Van  Ness  is  located  at  the 
corner  of  Van  Ness  and  Clay  and  the  Clay  facade 
serves  to  tie  this  group  to  a  number  of  similar 
apartment  buildings  on  Clay. 

Because  alterations  and  additions  would  hdrm  its 
Integrity,  the  corner  building  (1745  Van  Ness) 
should  be  preserved  intact.  17^b  and  1735  Van 
Ness  could  receive  minor  alterations  or 
additions  to  the  rear  without  harming  their 
integrity.  ' 


2000  VAN  NESS  AVENUE.  NORTHEAST  CORNER  AT 
JACkSON  STftELT  (Ati  b95/5)'  


Medical  Arts  Building 

A  seven  story  medical  office  bui Iding  with 
ground  floor  retai 1  use.  The  base  consists  of 
the  lower  two  floors  in  which  paired  winoows  are 
separated  vertically  by  two-story  Corinthian 
pi  1  asters  and  separated  hori  zontal ly  by 
spandrels  embel 1 ished  wi th  bas-rel ief  ornamen- 
tation. Above  the  third  floor  winaows  a 
prominent  belt  runs  the  lengths  of  both  facades 
ana  a  cornice  caps  the  top  edge. 

Because  of  its  corner  location,  its  present 
massing  and  its  two  highly  visible,  architec- 
tural ly  outstanding  facades,  no  exterior 
alterations  should  be  permitted. 


2117  VAN  NESS,  SOUTHWEST  CORNER  AT  BROADWAY  (AS 
575/15] 

This  is  an  important  corner  stone  church 
designed  in  the  Romonesque  style.  It  is 
noteworthy  for  its  entrance  arch  aecoration, 
corner  tower  which  is  an  important  visual 
element  in  the  streetscape.  and  an  excellent 
second  story  arcade  on  the  eastern  facade. 

Because  of  Us  massing  and  architectural 
treatment  on  four  facades,  it  would  be  difficult 
to  alter  or  add  to  without  significantly  harming 
its  integrity,  and  therefore  it  should  be 
retained  intact. 
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2^4  VAN  NESS.  EASTSIDE.  BETWEEN  PACIFIC  STREET 
AND  BROADWAY  (AB 


A  two  story  Craftsman  style  residence  converted 
to  offices,  with  a  clinker  brick  base  and 
half-timber  influences  in  the  upper  story.  The 
facade  is  capped  by  two  steep  gables. 

Because  of  its  small  scale,  and  facade  treatment 
along  its  north  side,  it  would  be  difficult  to 
alter  or  add  to  without  signifi-  cantly  harming 
its  integrity  and  therefore  should  be  retained 
intact. 


b/S/^l.r  "^^^^  ^^^"^S'PE-  I^Q^TH  OF  BROADWAY  (AR 

Located  on  a  small  rise  and  set  back  from  the 
street  this  Is  a  three  and  a  half  story 
Pallad  an  residence  with  a  strongly  emphasized 
central  bay  consisting  of  giant  order  Ionic 
CO  umns  flanking  the  entrance,  a  second  floor 
t)a  cony.  Palladian  window  on  the  second  storv 
and  the  roof  dormer,  and  an  ornate  cornice. 

hp"h?fn.MU  ^^'''^•^^tf^ding  structure,  it  would 
be  difficult  to  alter  or  add  to  without 
significantly  harming  its  integrity  and 
therefore  it  should  remain  intact. 
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2254  VAN  NESS.  EASTSIDE.  SOUTH  OF  VALLEJO  STREET 
(A6  5?1/12)  


Located  on  a  small  rise  and  visable  above  a  one 
story  bui Iding  to  the  north,  this  is  a  three 
story  high  Victorian  residence  with  stick  style 
influences,  a  steeply-pitched  roof,  an  ornate 
chimney  stack  and  ornate  detailing. 

Because  of  its  prominent  location,  its  three 
architectural ly  treated  facades,  and  i  ts 
massing,  it  would  be  difficult  to  alter  or  add 
to  without  significantly  harming  its  integrity 
and  should  remain  intact. 


2277  VAN  NESS.  SOUTHWEST  CORNER  AT  VALLEJO 
STREET  (AB  57Q/1) 

This  is  a  three  and  a  half  story  Victorian 
residence  recently  converted  to  commercial  use 
with  a  two  story  addition  to  the  rear.  Tne 
building  has  a  strong  presence  on  the  street  due 
to  its  prominent  corner  location,  its  square 
bays  windows  on  both  Van  Ness  and  Vallejo,  and  a 
complicated  gable  roof. 

Because  of  its  corner  location  and  two 
architectural ly  treated  facades,  only 
alterations  or  additions  to  the  rear  aadition 
are  possible  without  significant  harm  to  the 
original  structure's  integrity.  Additions  to 
the  rear  should  be  kept  below  the  level  of  the 
original  cornice. 


2401  VAN  NESS,  NORTHWEST  CORNER  AT  GREEN  STREET 


(AB  456/4) 


This  is  an  Interesting  smal 1  scale  Byzantine 
sty)e  church  with  Baroque  detailing.  The  style, 
massing  and  central  form  of  the  church  are 
unusual  in  the  Bay  Area. 

Because  of  its  corner  location,  three 
architecturally  treated  facades,  and  massing,  it 
would  be  difficult  to  alter  or  add  to  without 
significantly  harming  its  integrity  and 
therefore  it  should  remain  intact. 


TrnJ/nT^^'  ^^^^^     ^^^^^  ^'^^^n 

This  is  a  three  and  a  half  story  Victorian 
residence  with  an  extremely  articulated  handling 
°L  i  u  ^^^^^'^  consisting  of  round  and  three 
Sided  bays,  on  impressive  entrance  flanked  by 
double  Ionic  columns,  ornate  cornices  and  belt 
course,  and  an  unusual  treatment  of  the  roof 
dormers. 

Because  of  massing  anu  scale,  the  building  could 
not  be  altered  without  significant  harm  to  its 
integrity  and  it  should  remain  intact. 


2600  VAN  NESS  AVENUE,  NORTHEAST  AT  FILBERT 
523/14A) 


Apartment  Building 

This  is  a  well-proportioned  six  story  apartment 
bui Iding  with  good  detai 1 ing  throughout  its 
facades.  Above  the  rusticated  basement,  a  belt 
course  follows  the  plan  outline  of  the  facades 
including  the  tiers  of  bay  windows  which  are 
separated  hor  i  zonta 1 ly  by  spandre Is  wi  th 
bas-rel ief .  A  handsome  cornice  comp letes  the 
architectural  excellence  of  the  building. 

Because  of  its  corner  location  and  two  architec- 
turally significant  f acaaes,  no  exterior 
alterations  should  be  permitted. 


2701  VAN  NESS,  NORTHWEST  AT  GREENWICH  STREET  (AB 

SOW    

Apartment  Building 

Th i s  is  a  f i ne  Chateauesque  seven  story  apart- 
ment building  located  at  the  northwest  corner  of 
Van  Ness  and  Greenwich.  It  is  richly  decorated 
with  a  two  story  entrance  flanked  by  pilasters, 
mansard  roof,  octagonal  chimineys  and  bays. 

W  i  th  its  fine  design  and  promi  nent  corner 
location  at  the  foot  of  a  hill,  the  building 
could  only  accept  minimal  alterations  without 
harming  its  integrity;  a  smal 1  penthouse  or 
minor  additions  to  the  northwest  corner  may  be 
appropriate  to  tie  it  in  with  a  new  development 
to  the  north. 
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2800    VAN    NESS    AVENUE.    NORTHEAST    CORNER  AT 


LOMbAko  i;rRELiy(Ab 


This  three  story  Vktorian  residence  forms 
part  of  a  fine  group  of  pre-fire  buildings 
between  Lombard  and  Chestnut  which  retains  tne 
scale  and  character  of  pre-fire  Van  Ness 
Avenue.  Although  two  of  the  five  buildings  have 
been  altered,  the  group  remains  coherent  through 
use  of  similar  scale  and  massing. 

.rrhi?"'f    °M  location    and  two 

altered  or  added  to  without  significant  harm 
and  therefore  it  should  be  retained  intact  ' 


'^§^TJr'^  EASTSinr.  NORTH  OF  ,  n MBARD 

This  is  a  three  and  a  half  storv  Victorian 
residence  with  a  si.iple  facade  framed  by  «o 
story  p,  asters,  which  is  part  of  t  e  nrouo  of 
pre-f,re  buildings  on  this  section  of  VanTss. 


2826  VAN  NESS  AVENUE.  EASTSIDF.  SOUTH  OF 
CHESTNUT  STK(:£T/(A8   


This  is  a  three  story  Victorian  residence, 
which  is  part  of  the  group  of  pre-fire  buildings 
on  this  section  of  Van  Ness. 

Because  It  is  a  freestanding  structure,  it 
could  not  be  altered  or  added  to  without 
significant  harm,  and  therefore  it  should  be 
retained  intact. 


PRESERVATION  OF  HOUSING  RESQIlRrF<; 


Areawlde  Objectives  and  Policies 

OBJECTIVE:    To  Conserve  Existing  Moderate-to 
High-Density  Housing  Resources. 

Policy       1:        Preserve  existing  moderate 

to-high-density      housing  structures  unless 

aemontion  win  result  In  a  substantial  Increase 

^r\  on-site  housing?  — " — 

Existing  housing  is  an  important  source  of 
affordable  housing  and  rental  housing,  both  of 
which  are  important  resources  to  retain. 
Existing  moderate  or  high-density  housing,  which 
has  an  efficient  site  utilization  ratio 
(encompassing  more  than  60%  of  the  site's 
allowable  building  area),  should  be  preserved  in 
residental  use. 

Based  on  that  ratio,  the  following  apartment 
buildings  (some  of  which  are  architecturally 
significant)  should  be  retained  as  housing 
(although  the  ground  floor  should  be  allowed  to 
convert  to  retai  I  use) . 


512  Van  Ness    40  units 

725  Van  Ness    30  units 

801  Van  Ness    3/  units 

840  Van  Ness    60  units 

1356  Van  Ness    27  units 

1401  Van  Ness    84  units 

1617  Pine    40  units 


1725  Van  Ness    24  units 

1735  Van  Ness    36  units 

1745  Van  Ness    49  units 

2128  Van  Ness    28  units 

2146  Van  Ness    units 

2160  Van  Ness    14  units 

1590  Broadway    268  units 


In  addition,  existing  housing  in  Subarea  4 
(Broadway  to  Bay  Street)  meets  that  ratio  and 
should  be  retained  with  carefully  designed, 
moderate-density  "in-fill*'  housing  encouraged  on 
parking  lots  or  other  sites  occupied  by  wholly 
commercial  structures. 

The  loss  of  existing  housing  structures  which 
are  not  architecturally  significant  and  are  on 
sites  not  meeting  the  site  utilization  ratio 
should  not  be  resisted  where  demolition  would 
result  in  construction  of  a  substantial  net 
increase  (a  minimum  of  200%)  in  the  number  of 
housing  units  on-site  and  low  and  moderate 
income  units  are  replaced  on-site. 
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VI.  LANDSCAPE/STREETSCAPE  DESIGN  GUIDELINES 


OBJECTI VES 

OBJECTIVE  1:    To  Create  an  Attractive  Street  and 
Sidewalk  Space  which  would  Contribute  to  the 
Transformation   of    Van   Ness   Avenue   into  a 
grand  Boulevard. 

POLICIES 

Plantings 

Policy  1:  Require  sponsors  of  major  renovation 
or  new  development  projects  to  improve  and 
maintain  the  sidewalk  space  abutting  their 
properties  according  to  the  guidelines  contained 
in  this  Plan. 

Policy  2:  Where  there  are  no  trees,  plant  trees 
within  the  sidewalk  space  and  the  median  strip. 
Maintain  existing  healthy  trees  and  replace 
unhealthy  ones. 

Trees  should  be  planted  on  center  two  feet  from 
the  curb,  an  average  of  20  foot  spacing  along 
Van  Ness  Avenue.  At  major  intersections,  the 
vertical  trees  might  be  grouped.  Trees  should 
be  planted  in  a  minimum  20  gallon  container  with 
horizontal  root  deflectors  within  the  sidewalk 
or  median  space  and  should  be  at  least  four-inch 
caliper,  10  feet  tall,  have  good  taper,  and  be 
free  of  disease  and  pests. 

Appropriate  vertical  trees  include  the 
Eucalyptus  Sideroxylen  (Red  Iron  bark), 
Eucalyptus  Polyanthemus  (Silver  Dollar  Euc.)  and 
Liquidamber    Stryacifula    (Sweet    Gum)  species. 


Appropriate  canopy  trees  include  the  Eucalyptus 
Ficifolia,  Pittosporum  Undulatum  (Victorian  Box) 
and  Acacia  Longifolia  (Golden  Wattle)  species. 


Policy  3:  Incorporate  low-growing  ground  cover 
around  the  tree  plantings  within  the  medfan 
strip. 

Shrubs  or  hedges  growing  to  a  maximum  height  of 
three  feet  may  be  planted  in  addition  to  or  in 
lieu  of  ground  cover  within  the  median  strip. 
No  shrubs  or  hedges  should  be  planted  within 
sidewalk  space.  Ground  cover  species  should  be 
consistent  with  other  plantings  in  the  median 
along  Van  Ness. 

Policy  4:  Provide  street  trees  with  tree  grates 
with  removable  sections  to  adequately 
accommodate  tree  growth. 

The  design  of  the  tree  grates  should  be  uniform 
throughout  the  length  of  the  street. 


Sidewalk  Treatment 

Policy  1:    Maintain  existing  sidewalk  widths. 

Policy  2-  Incorporate  uniform  sidewalk  paving 
material,  color,  pattern  and  texture  througnouf 
the  length  of  the  Avenue. 

Sidewalk  and  median  strip  paving  materials 
should  be  concrete,  light  grey-tone  in  color 
with  a  plain,  brushed  surface  texture,  except 
for  a  darker  grey  12-inch  curbside  trim  which 
should  add  a  richness  in  color  and  texture  to 
the  avenue. 


Policy  3:  Trim  sidewalk  and  median  strip  curbs 
with  hydraul ically  pressed,  pre-cut  four-inch 
square  stone  paving  blocks  to  a  horizontal  depth 
of  12  inches. 

The  stone  pavers  should  be  of  a  complementary 
medium  grey- tone  color  (e.g. ,  Hanover  Prest 
Paving  R.D.  No.  4) . 

Policy  4:  Replace  existing  bus  stops  with  bus 
bulbs  (widened  sidewalk  space)  at  the  following 
30  locations  along  Van  Ness  Avenue! 


WESTSIDE 

No.  of  Bay  Street 

No.  of  Chestnut  Street 

No.  of  Greenwich  Street 

No.  of  Union  Street 

No.  of  Vallejo  Street 

No.  of  Pacific  Street 

No.  of  Washington  Street 

No.  of  Pine  Street 
No.  of  Sutter  Street 
Midblock  between  post 
Street  and  Geary  Blvd. 
South  of  0 'Parrel  1  Street 
South  of  Willow  Street 
South  of  McAllister  Street 
No.  of  Grove  Street 
No.  of  Oak  Street 


EASTSIDE 

No.  of  Bay  Street 
No.  of  Chestnut  Street 
No.  of  Greenwich  St 
No.  of  Union  Street 
No.  of  Vallejo  Street 
No.  of  Pacific  Street 
No.  of  Washington  St. 
No.  of  Sacramento  St. 
No.  of  Pine  Street 
No.  of  Sutter  Street 

No.  of  Cedar  Street 
South  of  O'Farrell  St. 
South  of  Wi 1  low  Street 
South  of  McAl I ister  St, 
No.  of  Hayes  Street 
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Street  Lighting 

Policy  1:  Assure  a  uniform  architectural 
style,  characler"  and  color  in  the  design 
street  light  poles.  Existing  street  light' 
poles  should  be  maintained  and  enhanced  in 
order  to  contribute  to  the  special  identity  of 
the  avenue.  ~ 

Painting  all  the  light  poles  along  Van  Ness 
Avenue  a  blue  and  gold  color  scheme,  similar  to 
that  of  the  Civic  Center  light  poles,  would 
contribute  to  this  special  identity. 

Policy  2:  Convert  existing  lamps  and 
electrical  circui try  to  more  economical , 
energy-conserving  types  of  lamps  and  voltage. 

New  street  lamps  should  emit  a  soft,  white 
light  and  should  complement  the  new  energy 
efficient  system. 

Policy  3:  Design  the  angle  and  color  of 
illumination  on  existing  and  new  street  lights 
to  minimize  glare  to  nearby  residential  us'esT 

Lighting  should  not  damage  adjacent  landscape 
plantings  and  should  provide  safe  and 
attractive  lighting  for  pedestrians. 


Street  Furniture: 

Policy  1:  Desi  gn  street  f urni  ture  to  be 
attractive,  safe,  compact,  durable,  easy  to 
instal 1  and  maintain,  and  pi  ace  them  at 
convenient  locations  and  intervals  throughout 
the  length  of  the  street. 

Policy  2:    Maintain  existing  bus  shelters. 


New  shelters  or  replacement  shelters  should  be 
placed  between  the  trees  along  the  treeline  of 
the  sidewalk. 


Policy  3:  Attach  benches  to  the  ground,  and 
locate  them  between  the  trees  along  the 
treeline  of  the  sidewalk  adjacent  to  bus  stops. 

Policy  4:  Cluster  Newspaper  racks  at  specific 
corner  locations. 

News  racks  should  be  fixed  to  the  ground  and 
not  attached  to  utility  poles,  or  other  street 
furniture;  should  not,  as  a  clustered  group, 
exceed  six  feet  in  length;  and  should  provide 
an  adequate  visual  clear  zone  at  intersections 
for  motorists'  turning  movements  and  adequate 
space  within  the  sidewalk  for  free  flow 
pedestrian  circulation. 

Newspaper  racks  should  be  clustered  only  at  the 
intersections  In  the  sidewalk  space  at  the 
following  locations  along  Van  Ness  Avenue  and 
would  not  be  allowed  elsewhere. 


MESTSIDE 

South  of  McAllister 
South  of  Geary 
North  of  Pine 
South  of  Jackson 
North  of  Union 


EASTSIDE 

North  of  Market 
North  of  Grove 
North  of  McAllister 
North  of  Golden  Gate 
South  of  Geary 
North  of  Sutter 
South  of  Vallejo 


VII.    SIGN  DESIGN  GUIDELINES 


OBJECTIVE-  To  provide  identification  of 
SoSrJrai  and/or'  residential  uses  wU  in 
soecific  developments  while  contributing 
oSsiiively  to  the  overall  visual  identity  of  the 


positively 
street. 


POLICIES 

Po  1  i cy  1 :  Permit  business  ^^9"^^  and  other 
identifying  ^ig"s  as  defind  in  Article  6  of  the 
City  Planning  tode  as  a  principal  use  within  the 
Van  Ness  Avenue  Plan  area.  Prohibit  general 
advertising  signs  and/or  flashing  or  blinking 
signs. 

Policy   2:     Require   permitted   signs  to  tultill 
the  following  design  criteria. 

a)  Signs  should  not  be  less  than  10  feet 
above  grade,  should  not  be  higher  than 
45  feet  above  the  s idewdlk  and  should 
not  project  more  than  three  feet  from 
the  property  line  or  building  face. 

b)  Signs  should  not  project  above  the 
height  of  the  building  to  which  it  is 
attached. 

c)  Signs  should  not  project  within  five 
feet  of  residential  uses  in  the  vertical 
dimension  and  should  not  project  within 
15  feet  from  any  residential  use  In  the 
horizontal  dimension. 

d)  Signs  should  have  as  much  transparency 

as  possible  in  order  to  emphasize  the 
buildings  architecture.  A  goal  of  8f)* 
transparency  for  each  sign  is 
recorrmended.  The  Information  density  of 
each  sign  should  be  minimized. 

e)  Signs  should  not  be  placed   in  front  of 
windows. 


f)  Counting  all  signs  on  an  individual 
building,  coverage  should  not  exceed  25% 
of  the  base  of  the  building  up  to  a 
height  of  50  feet  but  should  not  be  less 

storefront?'"'""  "'"''^ 

9)  Political  signs  should  be  allowed  only 
as  a  temporary  use  pursuant  to  Article 
6.Jection  603(c)  of  the  City  Planning 
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